BROOKS HOTEL LOT 6-A

SEVEN-LOT, FOURTEEN-UNIT CONDOMINIUM PROPOSAL AND VARIANCE REQUEST

DRAFT STAFF REPORT FOR PLANNING BOARD

CASE PLANNER:

REVIEWED/
APPROVED BY:

PUBLIC MEETINGS:

SUBDIVIDER:

REPRESENTATIVE:

LOCATION OF REQUEST:

Brooks Hotef Lot 6-A Siaff Report

Tristan Riddell {g

Randy Fifrick f
Planning Board Public Meeting B 700 p.m. March 4, 2009
BCC Public Meeting: LT 9:00 a.m. Apri 2, 2009

Deadline for BCC action (60 working days): - April 17, 2009

R& G Inc.
448 Quast Lane
Corvallis, MT 59828

Shepherd Surveying
320 Adirondac Avenue
Hamilton, MT 59840

The property is lecated within the Co’m;m'unit"y of Corvallis off Brooks
Avenue. (See Map 1)~ = o

Map 1: Location Map
(Source Data: Ravalli County GIS Department)

fssued: February 26, 2009 Page Tor 27



LEGAL DESCRIPTION

OF PROPERTY: NW % of Section 4, T6N, R20W, P.M.M., Ravalli County, Montana.
APPLICATION
INFORMATION: The subdivision application was deemed sufficient on January 26,

2009. Agencies were notified of the subdivision on March 29, 2008
and February 18, 2009. Comments received from agencies are
Exhibits A-1 through A-15 of the staff report. This subdivision is
being reviewed under the Ravalli County Subdivision
Regulatlons (RCSR) amended May 24, 2007.

LEGAL NOTIFICATION: Notice of the project was posted on the property and adjacent
property owners were notified by certrfled mail dated February 18,
2009. No public comments have b__g_en received

DEVELOPMENT
PATTERN: Subject property:
North:
South:
East:
West:
INTRODUCTION

Brooks Hotel Lot 6-A is a seven-lot major s
expressly contemplated for use as sites for twg-unit co)
Lots will be hooked-up to the Corvallls County’ Sewe,x_ istri

Staff recommends approva! of 1‘ riance requeg; and conditional approval of the subdivision

proposal. =l
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RAVALLI COUNTY PLANNING BOARD
MARCH 4, 2009

BROOKS HOTEL LOT 6-A
SEVEN-LOT MAJOR SUBDIVIOSN AND 14-UNIT CONDOMINIUM PROPOSAL

PLANNING STAFF RECOMMENDED MOTION

1. That the variance request from Section 5-2-2(a)(7) of the Ravalli County Subdivision
Regulations to allow for a flag lot as part of the lot configuration be approved, based on the
findings of fact and conclusions of law in the staff report and subject to the conditions in the
staff report.

2. That the Brooks Hotel Lot 6-A Major Subdivision be approved, based on the findings of fact
and conclusions of law in the staff report and subject to the conditions in the staff report. (Staff

Note: The Planning Board should include a recommendatron regardmg parkland dedication as
part of the motion.)

PLANNING STAFF RECOMMENDED CONDITIONS

1. A document entitled “Notifications to Future Property Owners” that includes the : following

notifications and the attachments listed below shall Be included in the submittal 6f the final plat
to the Planning Department and filed with the final plat

Notification of Irrigation Facilities and Easements. Wlthln this subdivision there are

irrigation easements, as shown on the’fil plat. Al downstream ‘water users have the right to
1lenever necessary 18- keep them in good

maintain and repair their irrigation facilit

condition. Activities associated with the mamtenance of irrigation facilities may include the
operation of heavy equipment, the occasional burmng of ditch Vegetatron and the use of
herbicides. Downstream water right holders:must approve. any relocation or alteration (e.g.
installation of a culvert) of. wngatron dltches/prpelmes Any &ct that damages or destroys a
ditch, interferes with its operatlon or maintenance in any way, or restricts access to the ditch so
as to interfere with:its. malntenance which includes but is not limited to the placement of
structures or the plantmg of vegetation other than’ grass is expressly prohibited. {Section 3-2-
8(a) and Sectron 3-2-8(bJ(v)(B) SR.-Effects on Agricuftural Water User Facilities)

Notlf:caﬁon:of W, tdents within this subdivision do not currently have the right

to take irigation wat w Creek or the Surprise Ditch. Taking water without a
water right for any purp __se is illegal. Résidents should consult with the Montana Department of

Natural Resources for questions on water rights. (Section 3-2-8(b)(v)(B), RCSR, Effects of
A grrcultural Water User Fac:!rtres )

Notification of No—Bu.-Id/Alteratron Zones. Within this subdivision there is a no-
build/alteration zone, as shown on the plat. No new structure may be constructed in this area.
No new utilities may be constructed in this area. No fill may be placed in this area and the
vegetation shall be retained in its natural condition. Roads, trails, and utility crossings through
this area are not permitted. However, activities directly associated with the maintenance of
irrigation ditches, such as noxious weed control and clearing vegetation within the ditches, are
allowed. The proper use of chemicals or other methods of control (other than mowing) for
noxious weeds is allowed, and planting appropriate native vegetation (trees, shrubs) is also

allowed. (Section 3-2-8(b)(v}(B), RCSR, Effects on Natural Environment and Public Health &
Safety)
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Notification of Proximity to Willow Creek. This subdivision is located in close proximity
to Willow Mile Creek. There is an inherent hazard associated with creeks, due to potential soil

erosion, flooding and movement of the creek channel. (Section 3-2-8(b){v)(B), RCSR, Effects
on Public Health and Safety)

Notification of Proximity to a Potential Dam Inundation Area in the Event of a
Catastrophic Failure of the Painted Rocks Reservoir Dam. A portion of the property may
be located within the dam inundation area for the Painted Rocks Reservoir Dam. The Painted
Rocks Reservoir Dam is owned and operated by the State of Montana, Department of Natural
Resources and Conservation District, Water Resources Division, Dam-Safety Program (48
North Last Chance Guich, P.O. Box 201601, Helena, Montana, 59620-1621). A map of the
probable extent of the mundatlon area is included as an exhibit té.this document [the
subdivider shall include the exhibit as an attachment]. (Sectior; 3-2 8(b)(v)(B) RCSR, Effects
on Public Health and Safety)

Flood Hazard Zone for Willow Creek. The lowest enclosed floor of each structure (including
crawlspaces and basements) and mechanical utilities of all proposed structures should be a
minimum of two (2) feet above the modeled/calculated 100- -year floodplain e!e\fation ar (2) feet
above the highest adjacent grade (whichever is great; ). A map showing the extent of the 100-
year floodplain, including elevations, is included as an.exhibit-to this document [the subdivider
shall include the exhibit as an attachment] (Section 3- 2—8(b)(v)(8) RCSR, Effects on Public
Health and Safety)} ; )

Recommendation for Flood Insurance Altho gh not Wfthm the .FEMA-mapped floodplain,
the Floodplain Administrator recommends.that propérty owners obtain flood insurance since
standard homeowner’s insurance policies do not co d damages. (Section 3-2-8{b}(v}(B),
RCSR, Effects on Publi and Safety):

Notification of Road Mainter e Agreement. The internal subdivision road is not
maintained by Ravallf County, the State of Montana, or any other governmental entity. Neither
the County nor the State" assumes _any liability for: Iackmg or improper maintenance. A
road/common access matntenance agreement. for the road was filed with this subdivision and
outlines which- partfes are respon31bte for'maintenance and under what conditions. (Section 3-

2-8(b)(v)(B}, RCSR, ecls 6h_ﬁ_l_ ca! Serwces)

Notification regarding Wood Stoves The County recommends that home owners refrain
from installing wood stovesif possible. The County further recommends that wood and other
biomass burning stoves not be used as the primary heat source. If a homeowner chooses to
burn wood as a back-up héat source, the County strongly encourages them fo install an EPA-
certified wood stove as the best option to reduce air pollution and more specifically, to install
an EPA-certified pellet stove. More information on low emission, EPA-certified wood stoves is
available at http./fwww.epa.goviwoodstoves/index.html. The State of Montana offers an
Alternative Energy Systems Tax Credit to offset the cost of purchasing and installing a low
emission wood or biomass combustion device such as a pellet or wood stove. Besides the tax
credit for qualifying wood stoves, individual Montana residents can claim a tax credit for energy
conservation investments made to a home or other building. For more information on the
energy conservation tax credits and ways to save energy, please see the Warm Hearts, Warm
Homes webpage (http://deq.mt.gov/Energy/warmhomes/index.asp) on the Montana
Department of Environmental Quality's website. (Section 3-2-8(b)(v)(B), RCSR, Effects on the
Natural Environment)

Notification regarding Lighting for New Construction. To promote public health and safety,
reduce energy consumption, and reduce impacts to nocturnal wildlife, full cut-off lighting is
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recommended for any new construction within this subdivision. A full cut-off fixture means a
fixture, as installed, that is designed or shielded in such a manner that all light rays emitted by
the fixture, either directly from the lamps or indirectly from the fixture, are projected below a
horizontal plane through the lowest point on the fixture where light is emitted. The source of
light should be fully shielded on the top and sides, so as not to emit light upwards or sideways,
but only allowing light to shine down towards the subject that is to be lighted. For more
information, visit www.darksky.org. (Section 3-2-8(b)(v}(B), RCSR, Effects on Natural
Environment, Wildlife and Wildlife Habitat, and Public Health and Safety)

Notification of Radon Exposure. The owner understands and accepts the potential heaith
risk from radon concentrations, which are presently undetermined at this focation.
Unacceptable levels of radon can be reduced through building deS|gn and abatement
techniques incorporated into structures. Property owners are encguraged to have their
structures tested for radon. Contact the Ravalli County Envirenmental Health Department for
further information. (Section 3-2-8(b)(v)(B), RCSR, Effects on Public He'a!th & Safety)

2. Protective covenants for this subdivision shall be submltted With the final ptat that include the
following provisions: :

must be responsible for protecting their vegetation from damage confining their pets, and
properly storing garbage, pet food, livestock feed and other.potential attractants. Homeowners
must be aware of potential problems assgoiated with the occasional presence of wildlife such
as deer, elk, black bear, mountain lion, coyote, fox, skunk,raccoon and magpie. Each lot
owner shall obtain or be provided and read a copy of: t_he brochure “Living with wildlife,”

available from the Montana Fish, Wildlife &: Parks office’in. MissoUla for brochures that can help
homeowners “live with wildlife.” Atternatlvely, see FWP's web site at www.fwp.mt.gov. (Section
3-2-8(b)(v), RCSR, Effects on Agriculture and Wﬂdhfe & Wildlife Habitat)

The following covenants are destgned to help minimize problems that homeowners could have

with wildlife, as well as helplng homeowners protect themselves, their property and the wildlife
that Montanans value L :

a. There is hlgh potentlai for vegetatlon damage by wildlife, particularly from deer feeding
on green lawns, gardens, flowers, ornamental shrubs and trees in this subdivision,
Homeowners must e'.iaware of this potential damage. They should be prepared to take
the responsibility to plant non-palatable vegetation or protect their vegetation (fencing,
netting, repellents} in order to avoid problems. Homeowners should consider landscaping
with native vegetation that is less likely to suffer extensive feeding damage by deer.

b. Gardens, fruit trees or orchards are a major wildlife attractant, and fruit- -bearing trees
and shrubs can regularly attract bears in the fall. Keep produce and fruit picked and off the
ground, because ripe or rotting fruit or vegetable material can attract bears, skunks and
other wildlife. Gardens should be fenced with one-foot of fencing material below ground
level and be at least eight feet in height, in order to discourage wildlife such as deer from
feeding in gardens. The top rail should be made of something other than wire to prevent
wildlife from entanglement. Netting over gardens can help deter birds from eating berries.

c. If stored outdoors, garbage should be in secure bear-resistant containers; otherwise it
should be stored indoors prior to curbside pick-up or fransport to a centralized garbage
collection site, in order to avoid attracting wildlife such as bears and raccoon. [f curbside
garbage pick-up is available, garbage cans may not be set out until the morning of garbage
pickup and must be brought in no later than that same evening.
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d. Do not feed wildiife or offer supplements (such as salt blocks), attractants, or bait for deer
or other wildlife. Feeding wildlife results in unnatural concentrations of animals that could
lead to overuse of vegetation and disease transmission. Such actions unnecessarily
accustom wild animals to humans, which can be dangerous for both. It is against state law
(MCA 87-3-130) to purposely or knowingly attract bears with supplementat food attractants
(any food, garbage, or other attractant for game animals) or to provide supplemental feed
attractants in a manner that results in “an artificial concentration of game animals that may
potentially contribute to the transmission of disease or that constitutes a threat to public
safety.” Also, homeowners must be aware that deer might occasionally attract mountain
lions to the area.

e. Birdseed is an attractant to bears. If used, bird feeders must: g) be suspended a minimum
of 15 feet above ground level, b) be at least 4 feet from any support poles or points, and ¢)
should be designed with a catch plate located below the feeder and fixed such that it
collects the seed knocked off the feeder by feeding b:rds

f.  Pets must be confined to the house, in a fenced yard, ofin an outdoor kennel area when
not under the immediate control of the owner, andhat'be allowed to foam as they can
chase and kill big game and small birds and mammals. Under current state law it is illegal
for dogs to chase hoofed game animals and the owner may also be held guilty (MCA 87-3-
124). Keeping pets confined also helps protect them from Jpredatory wildlife.

g. Petfood and livestock feed must be stored indoors, in closéd sheds or in animal-resistant
containers in order to avoid attracting wildlife such be’,, 5, mountain lions, skunks,
raccoons, and other wildlife. When feeding pets and!or livestock do not leave food out
overnight. Consider feeding pets ln;_i : ﬁ_rso that wild ammals do not learn to associate
food with your home.

h. Barbecue grills should be stored mdoors and Jpermanent outdoor barbecue grills are
discouraged. Keep all portions of the barbecues cfean Food spills and smells on and near
the grill can attract bears and other wildlife.

i. Consider boundary fencmg that is no hlgher than 3-1/2 feet (at the top rail or wire) and no
lower than 18 inches (at the” bottom rail or wire) in order to facilitate wildlife movement and
help avoid animals such as déer becoming entangled in the fence or injuring themselves
when trying to jum the fenc We encouragg the use of split rail fences.

' ar d begrs and should be avoided. If used they should

smells and help de omposmon Do not add food scraps. (Kltchen scraps could be
composted indoors ih-a worm box with minimum odor and the finished compost can later
be added to garden soil; 3

k. Apiaries (bee hives) could attract bears in this area and should be avoided. (If used,
consult Montana Fish, Wildlife & Parks or the U.S. Fish & Wildlife Service for help in
planning and: constructmg an apiary system that will help deter bears.)

Riparian Use Gu.'c{__ghnes. The following covenants, designed to guide use of the “no
buildfalteration zone", shall apply:

a. No building, no new roads or alteration is allowed in the no-build/alteration zone.

b. No motorized use is allowed in the no-build/alteration zone.

c. ltisillegal to modify the streambed or streambanks of a perennial stream without a “310”
permit {(Montana Natural Streambed and Land Preservation Act). Any stream crossings
need to follow any and all local and /or state regulations relative to bridge/culvert
construction materials/methods. Certain other actions near a stream may require state
and/or federal permit(s). Contact the Bitterroot Conservation District office for further
information.
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d. Do not cut or remove live or dead vegetation, particularly shrubs and trees from the no-
build/alteration zone. Wood (i.e., fallen branches, downed trees} is an important part of
fish habitat and contributes significantly to overall stream health. Wood regularly causes
bed scour that creates pools where fish reside to feed and seek cover. Wood also stores
sediment that is used for spawning. Dead trees also function as important wildlife nesting
habitat. Exception: proper use of chemicals or other methods of control {other than
mowing) for noxious weeds is allowed, and planting appropriate native riparian vegetation
(trees, shrubs) is allowed.

e. Do not plant lawns within the no-build/alteration zone. Leave or plant native vegetation as
ground cover as this avoids the use of fertilizers that contribute to water quality problems.

. In summary, allow riparian areas (the creek and its no-build/alteration zone) to remain

undisturbed. Do not modify them unless such change would help return the areato a
natural state.

Control of Noxious Weeds. A weed control plan has been:'f'iled in conjunction with this
subdivision. Lot owners shall contro! the growth of noxious weeds on their respective lot(s).

Contact the Ravalli County Weed District for furtherinformation. (Section 3-2-8(b)(v)(B),
RCSR, Effects on Agriculture and Natural Envrrqnm_g_ant)

No-Build/Alteration Zones. Within this subdivision there is :a ho-build/alteration zone, as
shown on the plat. No new structure may be constructed: is area. No new utilities may be
constructed in this area. No fill may be. placed in this area @nd the vegetation shall be retained
in its natural condition. Roads, trails, and: -utility crossings through this area are not permitted.
However, activities directly associated with the.maintenance of itrigation ditches, such as
noxious weed control and clearing vegetation within. the ditches, are allowed. The proper use of
chemicals or other methods of control (other than mowmg) for noxious weeds is allowed, and
planting appropriate native vegetation (trees;shrubs) is also allowed. (Section 3-2-8(b)(v)(B),
RCSR, Effects on Natural Env:ronmem‘ and Wildhfe & Wildlife Habitat)

Required Postmg of County-lssued Addresses for Lots within this Subdivision. The
Corvallis Rural Fire District has adopted the Fire Protection Standards, which require lot
owners to post County- lssued addresses at the intersection of the driveway leading to each
residence and the road prowdmg access to the lot as soon as construction on the residence
begins. (Section 3—2—8(b)(v) RCSR Effects on Local Services and Public Health & Safety)

Access Requfrements for Lots w:thm this Subdivision. The Ravalli County Fire Council,
which'includes the Corvallis Rural Fire District, has adopted the Fire Protection Standards. All
accesses; including dnveways to residences over 150" in length, must have a minimum
unobstructed travel surface width of 22, a vertical clearance of 13'6” and an all-weather
surface that can .accommodate the welght of a fire truck. Please contact the Corvallis Rural

Fire District for further information. (Section 3-2- 8(b}(v), RCSR, Effects on Local Services and
Public Health & Safety)

Archeological Resources. |f any archaeological, historic, or paleontological sites are
discovered during road, utility, or building construction, all work will cease and the State
Historic Preservation Office shall be contacted to determine if the find constitutes a cultural

resource and if any mitigation or curation is appropriate. (Section 3-2-8(b)(v}, RCSR, Effects
on Natural Environment)

Amendment. Wriiten governing body approval shall be required for amendments to provisions
of the covenants that were required to be included as a condition of subdivision approval.
(Section 3-2-8(b)(v), RCSR, Effects on alf six criteria)
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10.

The subdividers shall include an RSID/SID waiver in a natarized document filed with
subdivision plat that states the following: Owners and their successors-in-interest waive all
rights in perpetuity to protest the creation of a city/rural improvement district for any purpose
allowed by law, including, but not limited to a community water system, a community
wastewater treatment system, and improving and/or maintaining the roads that access the
subdivision including related right-of-way, drainage structures, and traffic control signs.
(Section 3-2-8(b){v), RCSR, Effects on Local Services and Public Health and Safety)

The subdivider shall provide evidence with the final plat submittal that they have applied for
County-issued address for all lots, {Section 3-2-8(b)(v), RCSR, Effects on Local Services and
Public Health & Safety)

Prior to final plat approval, the subdividers shall provide a Ietter from the Corvallis Rural Fire
District stating that the subdividers have provided the reql.ured 1,000 gallon per-minute water
supply or 2,500 gallon-per-lot water storage for fire protection.for each{ot: Alternatively, the
subdividers may provide evidence that a $900 per lot.contfibution has been submitted to the
Corvallis Rural Fire District with the final plat submittal in lieu of the required water supply or
water storage for fire protection. (Section 3-2- B(b)(v) RCSR, Effects on Local Serwces and
Public Health & Safety)

The following statement shall be shown on the final plat: *The All Valley Fire Council, which
includes the Corvallis Rural Fire District, has adopted Fire Protection Standards. All accesses,
including driveways to residences over 150 in length, must have a minimum unobstructed
travel surface width of 22’, a vertical clearance of 13'6” and an al-weather surface that can
accommodate the weight of a fire truck. Please contact the Corvallis Rural Fire District for
further information”. (Sect;on 3-2-8(b)(v)}, RCSR Effecfs on Loca! Services and Public Health &
Safely)

The subdivider shall. negot:ate adequate mltlgat;on with the BCC to alleviate impacts of the
subdivision on Publi¢ afety Senvices (Sheriff, E-911, OEM). The subdivider shall ensure that
the decided upon mitigation has,_‘_,een lmp!emented prior to final plat approval. (Section 3-2-
8(b)(v)(B) RCSR Effec cal Serwces and Public Health & Safety))

The subd:wder shall negotlate adequate m:tlgatlon with the BCC to alleviate impacts of the
subdivision on the Corvallis Schobl District. The subdivider shall ensure that the decided upon
mitlgat!on has been |mplemented prlor to final plat approval. (Section 3-2-8(b)(v}(B}, RCSR,
Effects on Local Serwces)

Prior to flnal plat approval,. the subdivider shall submit an updated road maintenance
agreement (RMA) for Brp__oks Hotel, Lots 2-3, AP which shall be an amendment to the RMA
that was recorded’August 22, 2003 (Document # 521648). The updated RMA shall include
language stating howthe costs of road maintenance are to be assessed
(equally/proportionally). Alternatively, should the subdivider fail to receive enough signatures to
amend the existing RMA the subdivider shall submit a RMA for Brooks Hotel Lot 6-A that
meets the requirements in Section 3-1-5(b){xxxviii) of the Ravalli County Subdivision
Regulations. (Section 3-2-8(b){v), Effects on Local Services)

Prior to final plat approval, the subdivider shall construct a paved driveway, in accordance with
the Ravalli County Fire Council adopted access standards, from the end of the existing cul-de-
sac of Brooks Avenue to a designated building envelope on proposed Lot 6-A-4. Furthermore,
the subdivider shall submit a letter from the Corvallis Rural Fire Department indicating that they
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11.

12.

13.

14.

15,

FINAL PLAT REQUIREMENTS (RAVAL LI

have approved the driveway. (Section 3-2-8(h)(v), RCSR, Effects on Local Services and Public
Health & Safety)

Prior to final plat approval, the subdivider shall apply a crack sealant and a BST treatment over
the extent of Brooks Avenue and provide an approval letter from the Ravalli County Road and
Bridge Department indicating that with the improvements Brooks Avenue meets County-

standards for roadways. (Section 3-2-8(b)(v), RCSR, Effects on Local Services and Public
Health & Safety)

The subdivider shall provide evidence that mailboxes have been installed in accordance with
the Corvallis Post Office’s standards, and that the installation has been approved by the

Corvallis Post Office prior to final plat approval. (Section 3-2- B(b)( ), RCSR, Effects on Local
Services)

The 25 foot no-build/alteration zone along Willow Creek, as shown on the preliminary plat,

shall be shown on the final plat. (Section 3-2- 8(b)(v)(B) ‘RCSR, Effects on Naturai Environment
and Publfic Health & Safety}

The following statement shall be shown on the final piat: “The lowest enclosed floor of each
structure (including crawlspaces and basements) and mechanical utilities of all proposed
structures should be a minimum of two (2) feet above thé: modeled/calcuiated 100-year
floodplain elevation or (2) feet above th hzghest adjacent grade (whichever is greater).”
(Section 3-2-8(b)(v)(B), RCSR, Public :

Prior to final plat approval a five-foot wi s{concrete or asphalt) trail
shall be constructed within the 60-foot w:de easement-'al‘ong one “side of Brooks Avenue. The
trail shall be shown on the final plat within the easement of Brooks Avenue beginning at the
cul-de-sac and connegting to the proposed trail along Willow Creek Road that is being
constructed as part of a CTEP prOJect in conjunctlon with the condition of approval for the

Centennial Lot 17, AP major subdlwsmn (Sect!on 3 2 -8(b){v)(B), RCSR, Public Health &
Safety) :

SUNTY SUBDIVISION REGULATIONS)

The following items shall be mcluded in the final plat submittal, as required by the Ravalli County

Subdivision Regulations

1.

2.

Brooks Holel Lot 6-A Staff Report
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A statement from the prOJect surveyor or engineer prior to final plat approval outlining how
each final plat requirement or condition of approval has been satisfied.

One paper and two Mylar 18" x 24" or larger copies of the final plat, completed in accordance
with the Uniform Standards for Final Subdivisions Plats (ARM 8.94.3003). (One paper copy
may be submitted for the first proofing.) The final plat shall conform to the preliminary plat

decision. In accordance with the conditions of approval and RCSR Section 3-4- -4(a)(ii}, the
following features are required on the Final Plat:

e Project name

Title block

Certificate of registered owner — notarized

Certificate of registered land surveyor with seal

Certificate of governing body approval

Signature block for Clerk and Recorder, preferably in lower right hand corner
Certificate of public dedication

Certificate of park cash-in-lieu payment

Other certifications as appropriate
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10.

11.

12.

13.
14.
13.

16.

North arrow
Graphic scale
Legal description
Property boundaries (bearings, lengths, curve data)
Pertinent section corners and subdivision corners
Names of adjoining subdivisions/certificates of survey
Monuments found
Witness monuments
Acreage of subject parcel
Curve data (radius, arc length, notation of non-tangent curves)
Line data (lengths fo tenths of a foot, angles/bearings fo nearest minute)
Lots and blocks designated by number (dimensions/acreage)
Easements/rights of ways {location, width, purpoe:e, ownership)
Dedication for public use
No-build/alteration zones
No-ingress/egress zones
Water resources (rivers, ponds, etc. )
Floodplains :
Irrigation canals including diversion point(
Existing and new roads (names, ownership,
Existing and proposed utility, |rr[gat|on and dramage easements, as shown on the
preliminary plat, shall be shown on the final plaf, '

e No-build/alteration and no- bun!d zones shall be shown on the plat as shown on the

preliminary plat.

The original copy of the preliminary plat demsmn shali be submitted with the final plat submittal.
Any variance decisions shall be submitted Wlth the final p!at ‘submittal.
Copies of extensions of the prellmlnary plat approval period shall be submitted with the final
plat submittal.
The final plat review.fée shall be submltted w1th the final plat submittal.
Consent to Plat form, mcludmg notarlzed signatures of all owners of interest, if the subdivider
is not the underlying title holder, shall:-be- submitted with the final plat submittal.
A Title Report or updated Abstract dated fio [éss than one (1) year prior to the date of submittal
shall be’ submitted with the final. plat submittal.
The DEQ Certificate of Subdlwswn Approvai or RCEH approval shall be submitted with the
final plat submittal. S
Copy of the General D|scharge Perm|t for Stormwater Associated with Construction Activity
from the DEQ shall be subimitted with the final plat submittal.
The approved Ground Dlsturbance and Noxious Weed Management Plan for the control of
noxious weeds and the revegetation of all soils disturbed within the subdivision shall be
submitted with the final plat submittal.
A copy of the appraisal report, per Section 6-1-7, dated no less than six (6) months from the
date of submittal, for calculating the cash-in-lieu of parkland dedication and a receipt from the
County Treasurers Office for the payment of cash-in-lieu of parkland dedication.
Utility availability certification(s) shall be submitted with the final plat submittal.
Final Road Plans and Grading and Storm Water Drainage Plan shall be submitted with the final
plat submittal.
A Road Maintenance Agreement, signed and notarized, shall be submitted with the final plat
submittal.
Signed and naotarized Master Irrigation Plan, or if one is not required, written and notarized
documentation showing how the water rights are to be divided or written and notarized
documentation indicating that the water rights will be removed from the property.
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17.
18.

16.

20.

21.

22.

Brocks Hotel Lot 8-A Staff Report

A notarized statement from each downstream water user specifically authorizing any alteration,
such as installation of culverts, bridges, etc., or relocation of an irrigation ditch.

Protective covenants to be filed with the final plat that are signed and notarized shall be
submitted with the final piat submittal.

Copies of permits issued by the Bitterroot Conservation District or the US Army Corps of
Engineers when construction occurs on environmentally sensitive features shall be submitted
with the final plat submittal.

A copy of the letter sent to the School District stating the subdivider has made or is not willing
to make a voluntary contribution to the school district to mitigate impacts of the subdivision on
the school district that are not related to capital facilities; shall be submitted with the final plat
submittal.

Signed and notarized homeowner association documents, lnc!udlng bylaws, covenants, and/or
declarations. :
Evidence that improvements have been made in accordance W|th the -conditions of approval
and requirements of final plat approval and certified by the subdivider’: Professmnal Engineer,
or contractor, as may be appropriate and required. A Professmnal Engineer's certification shall
be required in any instance where engineered plans -are required for the improvement.
Alternatively, an improvements agreement and guaranty shall be required. (Refer to Section 3-
4-2).

o Specific infrastructure improvements potentlallyj ,r_e_qul_red for this subdlws‘:on are the re-
construction of the internal subdivision road (with denial of the variance request),
application of crack sealant and a BST treatment to Brooks Avenue, construction of the
driveway on Lot 6-A-4, construcfion of a pedestrian pathway, and a water supply that

meets the requirements of the Corvalhs Flre Dlstrlct (if cash is not contributed in lieu
of).
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SUBDIVISION REPORT

COMPLIANCE WITH PREREQUISITES TO APPROVAL

Section 3-2-8(a) of the RC3R states that the BCC shall not approve or conditionally approve a
subdivision application and preliminary plat unless it establishes by credible evidence that the
proposed subdivision meets the following requirements:

A. Provides easements for the location and installation of any planned utilities.
Findings of Fact
1. Existing utilities are located along Brooks Avenue, whlch is W|th|n a 60-foot wide private
road and public utility easement. (Brooks Hotel Lot 6-A Subdmsuon Appllcatlon)
2. Existing and proposed ulility easements are requrred tobe shown on the final plat. (Final
Plat Requirement 2)

Conclusion of Law P
The proposed subdivision application provides for'?'u ili

casements.

B. Provides legal and physical access:to each parcel wi
notation of that access is included he applicable plat
transferring the parcetl.

Findings of Fact % :

1. The subdivision is accessed by Wlliow Creek Road and Brooks Avenue from Eastside
Highway. (Brooks Hotel Lot 8-A Subdivision: Appllcatlon) '

2. Willow Creek Roadis a County -maintained road which provides legal and physical access.
(RCSR — Exhibit. A)

3. The subdivider is fequired to'pay the pro rata share of the cost to improve the portions of
County-maintained roads leadlng to the subdivision to meet County standards. In an email
dated April 22, 2008 Road Supervisor David Ohnstad stated that improvements to the
portion of Wiliow Creek Road from Eastside Highway to Brooks Avenue would be
considered mcadental and a pro -rata assessment would therefore not be required. (Exhibit
A-1)

4. Brooks Avenue is a rion- County malntamed non-County standard road within a proposed
60-foot. wide private road and public utility easement. (Brooks Hotel Lot 6-A Preliminary
Plat) = . :

5. The subdivider has requested a variance to allow the lot fayout to include a flag lot. The
subdivider submitted road ptans which were reviewed and preliminarily approved by the
Ravalli County Read and Bridge Department (Exhibit A-2). Should the variance request be
denied, the subdivider is proposing to lengthen Brooks Avenue by approximately 150 feet.
(Brooks Hotel Lot 6-A Subdivision Application)

8. To ensure legal and physical access to the subdivision, the following conditions and
requirements shall be met:

» The subdivider is required to submit final approval from the Road Department that
Brooks Avenue has been re-constructed to meet County standards prior to final plat
approval. {Final Plat Requirement 14 and 22)

“the subdivision and the
| in any instrument

Conclusion of Law

With the requirements of final plat approval, legal and physical access will be provided via
Willow Creek Road and Brooks Avenue.
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C. Assures that all required public or private improvements will be installed before final
plat approval, or that their installation after final plat approval will be guaranteed as
provided by Section [3-4-2] of these regulations.

Finding of Fact

The subdivider is required to submit evidence that the following improvements have been

made in accordance with the conditions of approval and requirements of final plat approval

and certified by the suhdivider prior to final plat approval (Final Plat Requirement 22):

» Specific infrastructure improvements potentially required for this subdivision are the re-
construction of the internal subdivision road (with denial of the variance request),
application of crack sealant and a BST treatment to Brooks Avenue, construction of the
driveway on Lot 6-A-4, construction of a pedestrian pathway, and a water supply that

meets the requirements of the Corvallis Fire District-(if cash is.not contributed in lieu
of).

Conclusion of Law

The final plat requirements or an lmproveme agreement and guaranty will ensure that
the improvements are installed. L

D. Assures that the requirements of 76-3-504(1){j), MCA, _egardmg the disclosure and
disposition of water rights as set forth in Chapter 5 have: been considered and will be
accomplished before the final plat is submltted
Findings of Fact
1. 76-3-504(1)(j), MCA states that when a sub ivi

less than 5 acres, the subdivider is reqUIred tor -

(i) reserve all or a portion of the approprlatlon water r;ghts owned by the owner of the
land to be subdwlded and transfer the water rights to a single entity for use by
landowners within the subdivision who have a legal right to the water and reserve and
sever any remaining surface water rights from the land;

(i) if the land to be:subdivided is subject fo a-contract or interest in a public or private
entity formed to prowde the use.of a water right on the subdivision lots, establish a
Iandowners water use agreement administered through a single entity that specifies

hts and responsibilities of landowners within the subdivision
who have a legal right and access to the water; or

(iii) - reserve and sever.all surface water rights from the land.

2. There are water rights associated with the subject property delivered through the Corvallis
Canal’ & Water Company (Brooks Hotel Lot 6-A Subdivision File)

3. The subdivider is proposing to reserve and sever all surface water rights from the land.
(Brooks Hotel Lot 6-A Subdivision File)

4, The subdivider shall provide written signed and notarized documentation indicating that all

surface water rights have been reserved and severed from the subject property.
(Requirement 16)

= _creates parcels with lot sizes averaging

Conclusion of Law
With the requirements of final plat approval, this prerequisite has been met.

E. Assures that the requirements of 76-3-504{1)(k) MCA, regarding watercourse and
irrigation easements as set forth in Chapter 5 have been considered and will be
accomplished before the final plat is submitted.

Findings of Fact
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1. 76-3-504(1)(k) MCA states that, except as provided in subsection (1){k)(ii) (the proposal
does not meet the criteria in this subsection), the subdivider is required to establish ditch
easements in the subdivision that:
(a) are inlocations of appropriate topographic characteristics and sufficient width to allow
the physical placement and uncbstructed maintenance of open ditches or
belowground pipelines for the delivery of water for irrigation to persons and lands
legally entitled to the water under an appropriated water right or permit of an irrigation
district or other private or public entity formed to provide for the use of the water right
on the subdivision lots;
(b} are a sufficient distance from the centerline of the ditch to allow for construction,
repair, maintenance, and inspection of the ditch; and
(c) prohibit the placement of structures or the planting of vegetation other than grass within
the ditch easement without the written permission of the ditch owner.
2. An existing irrigation ditch easement extending 30 feet from thé centerline of the Surprise
Ditch traverses proposed Lots 6-A-4, 6-A-5, 6-A-6, and 6-A-7. (Brooks Hotel Lot 6-A
Subdivision File)
3. The placement of structures or the planting of vegetatlon other than grass within the
irrigafion easement is prohibited. (76-3- 504(1)(k) MCA),
4. To ensure that the provisions of 76-3-504(1)(k} MCA are met the following reqwrement
and conditions shall be met prior to final plat approval o
e The existing and proposed irrigation easements aré reqwred to be shown on the final
plat, as shown on the preliminary piat. (Final Plat Requrrement 2)

« A notification that the placement of structures or the planting of vegefation other than
grass is prohibited without the written:parmission of the ditch owner shall be included in
the notifications document. (Cond:t:on 1)

Conclusion of Law . "i:_;
With the requirement and.condition of final plat approval, this prerequisite will be met.

F. Provides for the apg
Findings of Fact
1. The application states ;that. O'.34 acres are reqmred to meet the parkland dedication

requirement.{Brooks Hotet Lot 6-A Subdivision File)

2. The subdivideri§ not proposing to donate parkland. (Brooks Hotel Lot 6-A Preliminary Plat)

3. The subdivider is prci ' osmg to i’j ate cash in lieu of parkiand donation. (Brooks Hotel Lot 6-A
Subdivision File . Ti

4. Notification letters were sent to the Ravalli County Park Board requesting comments on
March:29, 2008 and February 18, 2009, but no comments have been received to date.
(Brooks Hotel Lot 6-A Subdivision File)

5. In accordance with 76-3-621(4), MCA, “the governing body, in consultation with the
subdivider and the planning board or park board that has jurisdiction, may determine
suitable locations for parks, playgrounds and giving due weight and consideration to the
expressed preference of the subdivider, may determine whether the park dedication must
be a land donation, cash denation, or a combination of both. When a combination of land
donation and cash donation is required, the cash donation may not exceed the proportional
amount not covered by the land donation.” {See also Section 6-1-5(e), RCSR)

6. [fthe Board of County Commissioners accepts the subdivider’s preferred method of
providing parkland, the donation or payment shall be made prior to final plat approval.
(Final Plat Requirement 12}

Conclusion of Law
The subdivider has proposed parkland dedication that meets the State Law requirement.
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G. Overall Findings and Conclusions on Prerequisite Requirements

There is adequate evidence to demonstrate compliance with each prerequisite to approval.
COMPLIANCE WITH APPLICABLE REGULATIONS
Section 3-2-8(b) of the RCSR states that in approving, conditionally approving, or denying a
subdivision application and preliminary plat, the BCC shall ensure the subdivision application
meets Section 3-2-8(a) above, and whether the proposed subdivision complies with:

A. These regulations, including, but not limited to, the standards set forth in Chapter 5.
Findings of Fact
1. With the approval of the requesied variance from Section 5-2-2(a)(7), the subdivision
design as indicated on the preliminary plat would be compliant with the RCSR. (Brooks
Hotel Lot 6-A Subdivision File) L
2. This development proposal has followed the necessary application procedures and has

been reviewed in compliance with Chapter 3 of the RCSR. (Brooks Hotel Lot 6-A
Subdivision File) .

Conclusions of Law

1. The preliminary plat and subdivision apphcatlon meet all apphcable standards required in
the RCSR.

2. The requirements for the application and review 'of-';'
met.

is prroposed subdivision’ have been

B. Applicable zoning regulations.
Findings of Fact

1. The unincorporated areas of Ravalli Ceunty are not zoned, exceptmg voluntary zoning
disiricts. (Clerk & Recorder’s Office)

2. The property is not within one of Ravalli County's adopted voluntary zoning districts.
{(Nighthawk Meadows: Subdlwsmn File)

Conclusion of Law .. Y
There are no zonin ‘regulatlons that app[y to the property.

C. Existing covenants and!or deed restrlctlons
Finding of Fact ‘
The property has existing covenants that restrict land use to residential, reguire setbacks

from property lines and road easements, and restrict livestock. (Brooks Hotel Lot 6-A
SubleSlon File) i .

Conctusmn af Law

Based on the. prellmmary plat application, the proposal appears to comply with existing
covenants.

D. Other applicable regulations.
Findings of Fact
1. Following are regulations that may apply to this subdivision:
» Montana Subdivision and Platting Act, Title 76, Chapter 3, MCA
Montana Sanitation in Subdivisions Act, Title 76, Chapter 4, MCA
Ravalli County Subsurface Wastewater Treatment and Disposal Regulations
Montana Standards for Subdivision Storm Drainage {DEQ Circular 8)

Applicable laws and policies requiring permits related to development (U.S. Army Corps
of Engineers, Bitterroot Conservation District, Ravalli County Road & Bridge
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Department, Montana Department of Transportation, Montana Department of
Environmental Quality, etc.)
2. Prior to final plat approval, the subdividers are required to submit permits and evidence that
they have met applicable regulations. (Section 3-4-4(a), RCSR)

Conclusion of Law

With the requirements of final plat approval, the application wilt meet all of the applicable
regulations.

E. The MSPA, including but not limited to an evaluation of the |mpacts of the subdivision
on the following criteria:

CRITERION 1: EFFECTS ON AGRICULTURE

Findings of Fact: : -

1. The proposed major subdivision on approximately 3.35 acres W|l[ result in 7 lots that range in
size from 16,077 sq. ft. to 35,015 sq. ft. The property is located within the communlty of
Corvallis. {(Brooks Hotel Lot 6-A Subdivision File) . -

2. Parcels surrounding the subject property are classified for tax purposes as resndenttal rural,
commercial rural, vacant rural and agricultural rural.” The subject property is classified as
vacant land rural. (Montana Cadastral Database creatéd by, Montana Department of
Administration, Information Technology Services Division; Geographlc information Services
and 2005 Aerial Photography created:by the National Agrlcuitural Imagery Program)

3. According to the Web Soil Survey for Ravalli County, approxifhately 100% of the soils located
on the property were identified as Hamilton-Overwhich complex which is categorized as “Prime
farmland if irrigated”. (Subdivision Application and Web Soil Survey, U.S. Department of
Agriculture, Natural Resources Conservation Servicé- (NRCS))

4. A Ravalli County Subdivision Noxious Weed: Evaiuatlon Fofm was submitted that stated
Canada Thistle, Common Tansy, and Spotted Knapweed were scattered on the property.
{Brooks Hotel Lot 62 pplication) -

5. Any person proposing-a.c nt that needs state or local approval and that results in the
potential for noxious wee on within a weed district shall notify the weed board at least 15

_5-{days prior to activities requiring a revegetation plan, such

days prior to activity. Consequent

as road construction, a plan shall be submitted to the weed board for approval by the board. (7-

22-2152, MCA)

6. Following are conditioits and reqmrements of final pfat approval that wilf mitigate the impacts of

the subdivision on agricuftdre:

+ The: approved Ground: sturbance and Noxious Weed Management Plan is required to be
submitted prior to final plat approval. (Final Plat Requirement 11)

o A noxious weed control-provision shall be included in the protective covenants filed with the
final plat for this subdivision. (Condition 2)

+ The protective covenants, also filed with the final plat, shall include a provision requiring
homeowners to keep pets confined fo the house, a fenced yard, or in an outdoor kennel.
(Condition 2)

Conclusion of Law:

With the mitigating conditions of approval and requirements of final plat approval, impacts on
agriculture will be reduced.

CRITERION 2: EFFECTS ON AGRICULTURAL WATER USER FACILITIES

Findings of Fact

1. There are water rights associated with the subject property delivered through the Corvallis
Canal & Water Company. (Brooks Hotef Lot 6-A Subdivision File)
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2. The subdivider is proposing to reserve and sever all surface water rights from the land.
(Brooks Hotel Lot 6-A Subdivision File)

3. An existing irrigation ditch easement extending 30 feet from the centerline of the Surprise Ditch
traverses proposed Lots 6-A-4, 6-A-5, 6-A-6, and 6-A-7. (Brooks Hotel Lot 6-A Subdivision
File}

4. The placement of structures or the planting of vegetation other than grass within the irrigation
easement is prohibited. (76-3-504(1)}k)} MCA).

5. Following are conditions and requirements of final plat approval that will mitigate the impacts of
the subdivision on agricultural water user faciffties:

o All existing and proposed irrigation and drainage easements are required to be shown on
the final plat, as shown on the prefiminary plat. (Final Plat Requirement 2)

« The subdivider shall provide written signed and notarized documentation indicating that alf
surface water rights have been reserved and severed from the subject property. (Final Plat
Requirement 16)

« A notification stating that the placement of structures or the planting of vegetation other
than grass is prohibited without the written permission of the ditch owner- shaﬁ be included
in the notifications document. {Condition 1)

s A notification stafing residents within this subdlws;on do not currently have the right to take
irrigation water out of Willow Creek or the Surpr.rse Ditch. Taking water without a water right
for any purpose is illegal. Residents should consilt with-thie Montana Department of
Natural Resources for questions on water rights. (Con __jt;pn 1)

Conclusion of Law

With the mitigating conditions of approval and requwements of fmal plat approval, impacts on
agricultural water user facilities will be reduced

CRITERION 3: EFFECTS ON LOCAL SERVICES
Findings of Fact:
Fire Depariment '

1. The subdivision is located w1th|n the Corvallis Rurai Fire District. {Brooks Hotel Lot 6-A
Subdivision File) 3 :

2. In an email dated February 23, 2009 Corvallis Flre Chief James Knapp stated that he does not
have opposition to the requested variance (Exhibit A-3). No further comments specific to the
subdivision proposal were provided. (Brooks Hotel Lot 6-A Subdivision File)

3. In aletter dated May 29 2008, the;Corvallis Rura! Fire District requested that the cash-in-lieu
of water.supply fee be increased fro “$500 to $900. In a subsequent letter dated June 18,
2008, the district submitte '_';Lmatena!s to support this request. (Exhibit A-4)

4. The Ravalli County Fire Council, which includes the Corvallis Rural Fire District, has adopted
Fire Protection Standards (outlined in document from the Hamilton- Rural Fire District) that
address access, posting of addresses, and water supply requirements. (Exhibit A-5)

5. The following cond;t:ons will mitigate impacts of the subdivision on the Fire District:

» Provisions in the covenants requiring that addresses are posted as soon as construction
begins and that all driveways over 150 feet meet the standards of the Fire District.
(Condition 2}

o The subdivider shall provide evidence with the final plat submittal that they have applied for
County-issued addresses for each lot within this subdivision. (Condition 4)

» Prior to final plat approval, the subdividers shall provide a letter from the Corvallis Rural
Fire District stating that the subdividers have provided the required 1,000 gallon-per-minute
water supply or 2,500 galfon-per-lot water storage for fire protection for each lot within this
subdivision. Alternatively, the subdividers may provide evidence that a $900-per-lot
contribution has been made to the Corvallis Rural Fire District with the final plat submittal in
lieu of the required water supply or water storage for fire protection. (Condition 5)
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» The following statement shall be shown on the final plat: “The Ravalli County Fire Council,
which includes the Corvallis Rural Fire District, has adopted Fire Protection Standards. All
accesses, including driveways to residences over 150" in fength, must have a minimum
unobstructed travel surface width of 22°, a vertical clearance of 13'6” and an all-weather
surface that can accommodate the weight of a fire truck. Please contact the Corvallis Rural
Fire District for further information”. (Condition 6)

» Prior to final plat approval, the subdivider shall construct a paved driveway, in accordance
with the Ravalli County Fire Council adopted access standards, from the end of the existing
cul-de-sac of Brooks Avenue to a designated building envelope on proposed Lot 6-A-4.
Furthermore, the subdivider shall submit a fetter from the Corvallis Rural Fire Department
indicating that they have approved the driveway. (Condition 10-and Variance}

School District

B.

7.

8.

10.

1.

12.

13.

Public Safety

14,

15.

16.

17.
18.

19.

20.

The proposed subdivision is located within the Corvallis Sohoot Dlstrict (Brooks Hotel Lot 6-A
Subdivision File)

It is estimated that seven school-aged children will be: added to the Corvallls School District,
assuming an average of 0.5 children per household. (Census 2000)

Notification letters were sent to the Corvallis Schogl District requesting comments on March
29, 2008 and February 18, 2009. No comments have been reoelved to date. (Brooks Hotel Lot
6-A Subdivision File)

The Corvallis School District has completed an |mpact feé study and has forwarded a letter,
dated February 18, 2009, requesting the Board of County Commissioners adopt an impact fee
in the amount of $4,000 (Exhibit A- 6),"however, Ravalli County has not adopted impact fees to
date. The County cannot request a contrlbutlon for oapltal expenses until an impact fee has
been adopted. (MCA 7-6-1603) '

County School Superintendent, Ernie Jean; has prowded the Plannlng Department the Budget
Per Pupil/Tax Levy Per Pupil information for Ravalli County According to the document, the
tax levy per pupil excludlng" oital costs would be $2,007-for the Corvallis School District
{Exhibit A-7)

As a part of the Prellmi

nary PlatiDeolswn for the Quast Dairy Lots Major Subdivision,
subdivider Russ Hunt : offered to dohate a lot created through the Brooks Hotel
Lot 6-A subdivision to the.Cor ool | Dlstnct

At the time of original submlttat May 5,°2008; the subdivider proposed to contribute $250 per
lot to the School District. (Brooks_l_—!otel Lot 6-A Subdivision File)

The subdivider shall negotiate adequate mitigation with the BCC to alleviate impacts of the
subidivision on the Corvallis School District. The subdivider shall ensure that the decided upon
mfffgation has been implemented prior to final plat approval. (Condition 8)

The Ravalli County Sherlff 8 Ofﬂce provides law enforcement services to this area. (Brooks Hotel
Lot 6-A Subdivision: File):

Notification letters were sent to the Ravalii County Sheriff's Office requesting comments on
March 29, 2008 and February 18, 2009. No comments have been received to date. (Brooks
Hotel Lot 6-A Subdivision File)

This proposed subdivision is located approximately 8 miles from the Sheriff dispatch in
Hamilton. {Brooks Hotel Lot 6-A Subdivision File)

The average number of people per household in Ravalli County is 2.5. (Census 2000)

This proposal has the potential to add approximately 35 people to Ravalli County. (Census
2000)

The subdivider has not proposed a contribution to offset any impacts to public safety services
resulting from the potential addition of 35 people. (Brooks Hotel Lot 6-A Subdivision File)

To mitigate impacts on Ravalli County Public Safety Services, the subdivider shall negotiate
adequate mitigation with the BCC to alleviate impacts of the subdivision on Public Safely
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Services (Sheriff, E-911, OEM). The subdivider shall ensure that the decidad upon mitigation
has been implemented prior to final plat approval. (Condition 7)

Roads

21.

22.
23.
24,

25.

26.

27.
28.

29,
30.

31.

Brooks Hotel Lot 6-A Staff Reporl

There are 7 proposed residential lots within this subdivision. Each lot is planned for a two-unit
condominium for a iotal of 14 units. It is estimated at build-out that this subdivision couid
generate a fotal of 112 vehicular trips per day, assuming eight trips per day per unit. (Brooks
Hotel Lot 6-A Subdivision File)

Willow Creek Road is a County-maintained road, which provides Iegal and physical access.
(RCSR - Exhibit A)

Brooks Avenue is an existing 24’ wide privately-maintained road servmg the parcel. (Brooks
Hotel Lot 6-A Subdivision File and Ravalli County GIS Data)

There is an existing 60 private road and public utility serving Lot 6-A of Brooks Hotel. (Brooks
Hotel Lot 6-A Subdivision Application) o

The subdivider is required to pay the pro rata share of the cost to improve the portions of
County-maintained roads leading to the subdivision to-meet County standards. In an email
dated April 22, 2008 Road Supervisor David Ohnstad stated that rmprovements to the portion
of Willow Creek Road from Eastside Highway toBrooks Avenue would be considered
incidental and a pro-rata assessment would thereféfe.not be requn'ed Furthermiare, Mr.
Ohnstad stated that the RCRBD would accept Brooks Avenue as County-standard with crack
sealing and the placement of a BST. (Exhibit A-2)
Because the subdivision does not have the potential to ge ate traffic greater than 25% of the
current traffic volume on Willow Creek’Road, the subdivider was not required to complete a
Traffic Impact Analysis for the subd|V|S|on (Brooks Hotel Lot 6-A" Subdivision File)

The proposal does not require a new approach; (Brooks Hotel Lot 8-A Subdivision Application)
There is an existing RMA for Brooks Aventie (Document #521648) which Lot 6-A is party to.
The existing RMA does not. contain Ianguage stating how assessments are to be divided
among the lots. (Brooks. Hof; _
The subdivider submitted road plans for the extenswn of Brooks Avenue which have received
preliminary approval from the Ravalh County Road and Bridge Department. {Exhibit A-1)

The subdivider is not proposmg o reconstruct Brooks Avenue and has requested a variance to
allow for a flag lot. (Variance Report)

To mitigate.impacts on the'r 080'5 leadinig to-the subdivision, the following conditions and
requirements shall-be met: =

s A'copy of the Géneral Dlscha_":"e Permit for Stormwater Associated with Construction
Actlwty from DEQ shall.be subm;ti‘ed prior to final plat approval, if applicable. (Final Plat

Requ;rement 10)
« A Road Maintenance
Requ:rement 15)

» [fthe variance request is demed Final Road Plans and Grading and Storm Water Drainage
Plans for the extension of Brooks Avenue shall be submitted with the final plat submittal.

»  Prior to final plat approval, the subdivider shall submit certification from a professional
engineer and Road Department approval showing that crack sealing and a BST has been
applied to Brooks Avenue, and that Brooks Avenue conforms to Gounty-standards.
{Requirement 22 and Condition 11)

» To mitigate potential impacts of this subdivision on any possible future public water, sewer
system, or improvements to the road system, the RSID/SID waiver filed with the final plat
shall address these services/facilities. (Condition 3)

» Prior to final plat approval, the subdivider shall submit an updated road maintenance
agreement (RMA) for Brooks Hotel, Lots 2-3, AP which shall be an amendment to the RMA
that was recorded August 22, 2003 (Document # 521648). The updated RMA shall include
language stating how the costs of road maintenance are to be assessed

eement shall be signed, notarized, and submitted. (Final Plat

Page 19 of 27



(equally/proportionally). Alternatively, should the subdivider fail to receive enough
signatures to amend the existing RMA the subdivider shall submit a RMA for Brooks Hotel
Lot 6-A that meets the requirements in Section 3-1-5(b)(xxxviii) of the Ravalli County
Subdivision Regulations. (Condition 9)

* Prior to final plat approval, the subdivider shall construct a paved driveway, in accordance
with the Ravalli County Fire Council adopted access standards, from the end of the existing
cul-de-sac of Brooks Avenue to a designated building envelope on proposed Lot 6-A-4.
Furthermore, the subdivider shall submit a letter from the Corvallis Rural Fire Department
indicating that they have approved the driveway. (Condition 10 and Variance)

Ambulance Services

32. Ambulance services will be provided by the Marcus Daly Memorial Hospltal EMS Department.
Marcus Daly was contacted, but no comments have been received to date. (Brooks Hotet Lot
6-A Subdivision File)

33. To mitigate impacts on emergericy services, the subdrwder shall provrde evidence with the final

plat submittal that they have applied for County- !SSUGd addresses for each lot within this
subdivision. (Condition 4)

Water and Wastewater Districts
34. Individual wells and connection to the Corvallis Coun

- District are proposed to serve
the lots. (Brooks Hotel Lot 8-A Subdivision File)

Solid Waste Services v e
35. Bitterroot Disposal provides service to thlS site. {Brooks Hotel Lot 6-A Subdivision File)
36. Notification letters were sent to Bitterroot Dlsposai requesting comments on March 29, 2008

and February 18, 2009, but no comments have been recelved to'date. (Brooks Hotel Lot 6-A
Subdivision File) " , :

Mail Delivery Services -

37. The United States Postal Service(USPS) sent a Jetter to the Planning Department on June 8,
2007 and an email onJune 29, 07 requesting that Collection Box Units (CBUs) be reqmred
for all subdivisions with elght or more-lots {or if the local post office requests a CBU) and that
the locations -of the boxes be’ approved by the USPS {Exhibit A-8).

38. The subdivider shall prowde evidence that mailboxes have been installed in accordance with
the Corvallis Post Office’ '8, standards, and that the installation has been approved by the
Corval!/s Post Office prfor‘ final pfat approval. (Condition 12)

Utilities

39. The proposed subdivision ,III be served by Ravalli Electric Cooperation and Qwest
Communications.. Utility compames have been notified of the proposed subdivision. (Brooks
Hotel Lot 6-A SudeV|S|on File)

40. Notification letters Were sent to the utility companies requesting comments on March 29, 2008
and February 18, 2009. No comments have been received to date. (Brooks Hotel Lot 6-A
Subdivision File)

41. The following requirements will mitigate impacts of the subdivision on local utilities:

» Existing and proposed utility easements shall be shown on the final plat. (Final Plat
Requirement 2)

» The subdivider shall submit utility availability certifications from Ravalli Electric Cooperation
and Qwest Communications prior to final plat approval. (Final Plat Requirement 13)

Conclusion of Law:

With the mitigating conditions of approval and requirements of final plat approval, impacts of
the subdivision on local services will be reduced.
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CRITERION 4: EFFECTS ON NATURAL ENVIRONMENT

Findings of Fact:

Air Quality

1. In an email dated April 1, 2008, the Montana Department of Environmental Quality (DEQ)
identified Ravalli County as a community that experiences poor air quality during certain
periods of the year. (Exhibit A-9)

2. The Montana DEQ has identified that burning sources — such as fireplaces and wood stoves —
are the most common sources of particulate matter (PM-10 and PM-2.5). The smaller PM-2.5
particles, often referred to as "fine particulates," are easily inhaled and can cause tissue
damage, emphysema, bronchitis, and cardiovascular comphcatlons Children, seniors, and

individuals with pre-existing respiratory diseases are most susceptlble to these health risks.
{Montana DEQ Citizens Guide to Air Quality in Montana

http:/fwww.deq.mt.gov/AirMonitoring/citguide/understanding .asp)
3. To mitigate impacts on air quality, the notifications doctirient shall include ‘a provision
recommending that homeowners refrain from installing wood stoves. (Condition 1)

Ground/Surface Water

4. The subdivider is proposing individual wells and conneotlon te the Corvallis County Sewer
District for all lots (Exhibit A-10). The subdivider submitted water and sanitation information per
MCA 76-3-822 for the proposed systems. (Brooks Hotel Lot 8-A Subdivision File)

5. The Ravalli County Environmental Health Department prowded documentation indicating that
they have received adequate information for local subdl\nslon rewew to oceur. {Exhibit A-11,
MCA 76-3-622) :

6. To mifigafe impacts on the natural enwronment the subdrwder is requrred to submit a final
DEQ Certificate of Subdivision Approval pnor to.final app zal (Final Plat Requirement 9)

7. Willow Creek borders the'western por’uon of the property. (Ravalli County GIS, Brooks Hotel
Lot 6-A Preliminary:

8. A Floodplain Analysis was conducted on Wlllow Creek and was approved by the Ravalli
County Floodplain Administrator on January 14, 2009 (Exhibit A-12) with the following
recommended mitigating ¢onditions to limit the effects of the proposal on the natural
environment and public health and safsty:

o Theexisting 25 foot no-buiild/alteration zone shall extend horizontally from both sides of the
modeled 100-year ﬂoodplam for Willow Creek. The no-build/alteration zone should also be
inclusive of the modeled floodplain and the creek. (Condition 13 and Requirement 2}

e The existing 30 foot easement extending from the centerline of the Surprise Ditch should
be delineated as a no-biild/alteration zone.

= The lowest enclosed floor (including crawlspaces and basements) and mechanical utilities
of alf proposed structures should be a minimum of two (2) feet above the
modeled/calculated 100-year floodplain elevation or (2) feet above the highest adjacent
grade (whichever is greater). This shall be included within the Notifications Document and
as language on the face of the final plat. (Conditions 1 and 13)

Light Pollution

9. The addition of homes in an area that currently has lower density development has the
potential to create light pollution. Sky glow, glare, light trespass into neighbor's homes, and
energy waste are some of the components of light pollution. (International Dark-Sky
Association, www.darksky.org)

10. To mitigate the impacts of light pollution stemming from new construction, the Notifications

Document shall include a provision recommending full cut-off lighting on new construction.
{Condition 1)
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Vegetation

11. The subdivider submitted a Ravalli County Subdivision Noxious Weed Evaluation Form that
stated Canada Thistle, Common Tansy and Spotted Knapweed were scattered on the
property. (Brooks Hotel Lot 6-A Subdivision Application)

12. Any person proposing a development that needs state or local approval and that results in the
potential for noxious weed infestation within a weed district shall notify the weed board at least 15
days prior to activity. Consequently, 15 days prior to activities requiring a revegetation plan, such
as road construction, a plan shall be submitted to the weed board for approval by the board. (7-
22-2152, MCA)

13. To mitigate impacts on the natural environment, the following condrtron and requirement shall be
met:

s A noxious weed controf provision shall be included in the protectrve covenants filed with the
final plat for this subdivision. (Condition 2)

e A noxious weed control plan shall be submitted wrth the final plat. (Final- Plat Reqwrement 11)

Archaeological Resources - '

14. There are no known sites of historical 5|gn|f|cance on the property {Brooks Hotel Lot 6-A
Subdivision Application)

15. To mitigate possible impacts on any potential sensitive hrstoncal cuitural, archaeological,
paleontological, and/or scenic sites, the following statement shall be included in the covenants:
“If any archaeological, historic, or paleontological sites are discovered during road, utility, or
building construction, all work will ceas d'the subdivider will contact the State Historic
Preservation Office to determine if the fmd constftutes a cu!tural resource and if any mitigation
or curation is appropriate”. (Condition 2) -

Conclusion of Law:

With the mitigating condltrons a d:- requrrements of final plat approval, impacts on the natural
environment will be reduced

CRITERION 5; EFFECTS ON WILDLIFE & WILDLIFE HAB!TAT

Findings of Fact: -

1. In a letter dated Jun_e 27, 2008 ‘FWP recommended living with wildlife and riparian area
covenants. tn addition: LWP recommended that a 100" no-build/alteration zone be placed
extending horizontally from Willow Creek. (Exhibit A-13)

2. According to the Montana Natural Heritage Program (MNHP) in June of 2007, the Bull Trout,
Townsend’s Big-eared Bat’ Frlnged Myotis, and Gray Wolf were identified as species of
concern as they have been_known to exist in the same section as the proposed subdivision.
(Brooks Hotel Lot 6-A Subdivision Application).

3. A Sensitive Species. Waiver was completed and granted on all identified species excepting the
Bull Trout. (Exhibit A-14)

4. A Sensitive Species Report was completed for the Bull Trout, and indicates that the subject
parcel does not provide suitable habitat necessary to support said species. (Exhibit A-15)

5. To mitigate impacts on wildlife, the covenants shall include sections pertaining to living with
wildlife and riparian areas. (Condition 2)

Conclusion of Law:
With the mitigating condition of approval, impacts on wildlife & wildlife habitat will be reduced.
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CRITERION 6: EFFECTS ON PUBLIC HEALTH & SAFETY
Findings of Fact:
Traffic Safety

1. Access is proposed off Brooks Avenue, an existing private roadway. (Brooks Hotel Lot 6-A
Subdivision Application)

2. Connectivity to existing and proposed pathways and trails provides for enhanced pedestrian
safety. (Staff Determination)

3. As a condition of approval for the Centennial Lot 17, AP major subdivision, the developer was
required to construct a paved pathway along Willow Creek Road, fror the subdivision access
to the intersection with Eastside Highway. In-lieu of constructing the pathway, the developer
donated $35,000 as a match to the Willow Creek Path — Corvatlls CTEP Project. (Centennial
Lot 17 Preliminary Plat Decision)

4. A 1,800 linear foot paved pathway is being constructed atong each s&de of Willow Creek Road,
east of the Eastside Highway to both Tefft Street (east of Brooks Avenue)-and Southeast
Street as part of the Willow Creek Path — Corvallis CTEF’ PrOJect (Project Manual for Federal-
Aid Project # STPE 41(48))

5. Prior to final plat approval a five-foot wide, ADA com"” jant, paved (concrete or asphalt) trail
shall be constructed within the 60-foot wide easemenfa!ong -ohe side of Brooks Avenue. The
trail shall be shown on the final plat within the easement of Brooks Avenue beginning at the
cul-de-sac and connecting to the proposed trail along Willow Greek Road that is being
constructed as part of a CTEP projectin. -conjunction with the: condtt.fon of approval for the
Centennial Lot 17, AP major subdivision: (Condition 15)

6. The requirements and conditions listed under Roads m Criterion 3 will mitigate the impacts of
the subdivision on traffic safety. :

Emergency Vehicle Access ‘Response Time -

7. The proposed subdivision will be'served by the ‘Corvallis Rural Fire Depaitment, the Ravalli
County Sheriff's Office, Ravalli County E-811, the Ravalli County Department of Emergency
Services, Missoula Emergency Services, and Marcus Daly Memorial Hospital EMS
Department. (Brooks Hotel'Lot 6-A Subdwnsmn Application)

8. The requirements and conditions listed tinder Fire District, Law Enforcement and County
Emergency Serwces Ambuiance Services, and Roads in Criterion 3 will mitigate the impacts
of the subdivision on emergency vehrc!e access and response time.

Water and Wastewater

9. The subdivider is proposingindividual wells and connection to the Corvallis County Sewer

District. The Subdividers submitied water and sanitation information per MCA 76-3-622 for the
proposed systems, (Brooks Hotel Lot 6-A Subdivision File)

10. The Corvallis Sewer DIStI‘ICt has approved Lot 8-A for a maximum of 14 living units. (Exhibit A-
10)

11. The Ravalli County Enwronmental Health Department provided documentation indicating that
they have received adequate information for local subdivision review to occur. (Exhibit A-11,
MCA 76-3-622)

12. The subdivider is required to submit a final DEQ Certificate of Subdivision Approval prior to
final plat approval. {(Final Plat Requirement 9)

Natural and Man-Made Hazards

13. Willow Creek borders the western portion of the property. (Ravalli County GIS, Brooks Hotel
Lot 6-A Preliminary Plat)

14. A Floodplain Analysis was conducted on Willow Creek and was approved by the Ravalli
County Floodplain Administrator on January 14, 2009 (Exhibit A-12) with the following
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recommended mitigating conditions to limit the effects of the proposal on the natural

environment and public health and safety:

» The existing 25 foot no-build/alteration zone shall extend horizontally from both sides of the
modeled 100-year floodplain for Willow Creek. The no-build/afteration zone should also be
inclusive of the modeled floodplain and the creek. (Condition 13 and Requirement 2)

« The existing 30 foot easement extending from the centerline of the Surprise Ditch should
be delineated as a no-build/alteration zone.

» The lowest enclosed floor (including crawlspaces and basements) and mechanical utilities
of alf proposed structures should be a minimum of two (2) feet above the
modeled/calculated 100-year floodplain elevation or (2} feet above the highest adjacent
grade {(whichever is greater). This shall be included within the covenants and as language
on the face of the final plat. (Conditions 1 and 14)

» “Although not within the FEMA-mapped floodplain, the Floodpiam Administrator
recommends that property owners obtain flood insurance since standard homeowner's
insurance policies do not cover flood damages.” ThIS language shalf be inciuded within the
Notifications Document. {Condition 1) .

15. A portion of the property lies within the Painted Rocks Dam mundatlon area. (Ravall: County
GIS Department data and Brooks Hotel Lot 6-A F’rehminary Plat Application) .

16. According to a document titled “Radon and You, Promoting Public Awareness of Radon
in Montana's Air and Ground Water” published by DEQ and the Montana Bureau of Mines and
Geology, there is a high potential for radon in Ravalli Co“nty (DEQ)

17. According to the Web Soil Survey for'Ravalli County, there ‘are no soils rated as “very limited”
for building and road construction. (Brooks Hotel Lot 6-A Subdjvision Application and Web Soil
Survey, U.S. Department of Agriculture :Resources Conseivation Service (NRCS))

18. To mitigate the impacts of this subdtws:on on pubhc heah‘h and safety the following conditions
and requirements shall be met: - -

» A naolification of the no-bur!d/alteranon zone shaﬂ be mcluded in both the covenants and
Notifications Document _ ondmons 1 and 2)

o The Notifications Document shall include a statement regarding the proximity of the
Painted Rocks Dar nundatlon area. (Condition 1)

» To mitigate the impacts of /lght pollution stemmmg from new construction, the Notifications

Document shaﬁ inclu rovision: recommendmg full cut-off lighting on new construction.
( Conditiori 2)

o« The Nonﬁcatlons Documen’t.shaﬂ mclude a statement regarding radon exposure. (Condition
2) A L

Conclusion of Law:

With the mitigating COﬂdItIQnS and requlrements of final plat approval impacts on public health
& safety will be. reduced '
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VARIANCE REPORT

VARIANCE REQUEST

The subdivider has requested a variance from Section 5-2-2(a)(7) of the Ravalli County
Subdivision Regulations to allow for a flag lot as part of the ot configuration. The subdivision
regulations state that lots shall not be design to avoid road construction. Staff determined that the
design of proposed Lot 6-A-4 was for the purpose of avoiding road construction.

Compliance with Review Criteria

A. The granting of the variance will not be substantially detrimental to the public health,

safety or general welfare or injurious to other adjoining propertles
Findings of Fact:

1.

2.

The variance application states that there are no detrimental effects antlmpated to public
health, safety or general welfare should the variance be granted. -

The existing road surface of Brooks Avenue culm;nates in a cul-de-sac approx1mately 150"
from the bulk of proposed Lot 6-A-4, (Staff Deter'_ nation, Brooks Hotel Lot 8-A- Preilmmary
Plat)

The stem of the proposed flag lot is approximately 24
Preliminary Plat) e
The Ravalli County Fire Council (RCFC), which includes the Corvallis Rural Fire Department,
has adopted Fire Protection Standards- requmng that any drlveway exceeding 150" in length be
required to have a minimum unobstructed travel surface width of 22', a vertical clearance of
136" and an all-weather surface that can accommadate the weight of a fire truck. (Exhibit A-5)
The subdivider has proposed to construct a 20° wide paved driveway with adequate base and
sub base materials from the end of the cul- de sac along the entire stem portion of the flag lot
(approximately 150'). (Van 1ce. Application) =

In an email dated February 23 ;-2009, Corvallis Flre Chief James Knapp stated that he has no
objections to the proposed variance request. (Exhlblt A-3)

To date, Ravalli County’Road and Bridge Supervisor David Ohnstad has not provided
comments specific to the: proposal. - .

Prior to final plat approval, the subdfwder shah’ construct a paved driveway, in accordance with
the Ravalli County Fire Councif- adopted access standards, from the end of the existing cul-de-
sac of Brooks Aventieto’ g "ted building envelope on proposed Lot 6-A-4. Furthermore,
the subdivider shall su letter from the Corvallis Rural Fire Department indicating that they

have approved the dn’vemw; (Condition 10)

dth (Brooks Hote! Lot 6-A

Conclusion of Law

The granting of this variance will not be substantially detrimental to the public health, safety,
and general welfare,

B. The conditions on which the request for a variance is based are unique to the property

on which the variance is sought and are not applicable generaliy to other property.
Findings of Fact:

1.

2.

The application states that the conditions are unique to this property because of the triangular
shape of the parcel.

There is nothing preventing the subdivider from extending the roadway, thus eliminating the
flag lot. (Staff Determination)

Conclusion of Law:

Brooks Hofel Lof -4 Staff Report
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C. Physical conditions, such as topography or parcel shape, prevent the subdivider from

meeting the strict letter of these regulations. These conditions shall not result from the

past actions of the land’s current or previous owner(s).

Findings of Fact:

1. The application states that the conditions are unique to this property because of the triangular
shape of the parcel.

2. There is nothing preventing the subdivider from extending the roadway, thus eliminating the
flag lat. (Staff Determination)

Conclusion of Law:
Physical conditions do not prevent the subdivider from meetmg the_strlct letter of the
regulations. B

D. The variance will not in any manner vary the provision of the zoning regulations or the

Growth Policy. : :

Findings of Fact: '

3. The unincorporated areas of Ravalli County are not zoned exceptlng voluntary zomng districts.
(Clerk & Recorder's Office)

4. The property is not within one of Ravalli County's adopted vo[untary zoning districts. {Clerk &
Recorder's Office)

5. Ravalii County voters voted to repeal the County’s Growth Pollcy in the 2008 General Election.
Consequently, Ravalli County does not have a Growth Policy. (2008 Ravalli County General
Election (R-1-08)) , : .

Conclusion of Law: SR
Neither zoning regufat:ons nor the Growth Pohcy apply to the variance request.

E. The variance will not cause

Findings of Fact: :

1. The application states 1 _fat the varlance w1l| not cause any increase in public costs. (Brooks
Hotel Lot 6-A Apphcation e :

2. The costs. assomated with [mprovmg the road are private costs to be borne by the subdivider.
(RCSR 516)

ubstantial mcrease in pubhc costs.

Conoius.lon of Law: .
Granting the variance shou[d not cause a substantial increase in public costs.

Prerequisite Variance Criteria

A. Strict compliance with these regulations will result in undue hardship.

Findings of Fact:

1. The conclusion for Crlterton B is that the conditions upon which the variance is proposed are
not unigue to the property.

2. The conclusion for Criterion C is that physical conditions do not prevent the subdivider from
meeting the strict letter of the regulations.

Conclusion of Law:
Strict compliance with these regulations will not result in undue hardship.
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B. Compliance is not essential to the public welfare.

Findings of Fact:

1. The conclusion for Criterion A is that by granting this variance, there would not be significant
negative impacts on public health, safety, and general welfare.

2. The conclusions for Criterion D are that zoning regulations do not apply to the variance
request, and that consistency with an adopted growth policy is not applicable.

3. The conclusion for Criterion E is that the granting of the variance should not cause a
substantial increase in public costs.

Conclusion of Law:
Compliance is not essential to the public welfare.

C. Overall Conclusion on Hardship and Public Welfare

The variance application provides evidence that there is not an undue hardship and that
compliance with the RCSR is not essential to the public welfare.
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From: David Chnstad
Sent: Tuesday, May 20, 2008 9:51 AM
To: John Lavey
Cc: *John C Horat’
Subject: FW: Brooks Hotel

Aftachments: Prelim Review Completion 051208 .pdf
John —

| will deliver to your office the preliminary design review package for the referenced subdivision.

The Road & Bridde Department will approve this preliminary design with the expectation and
understanding that all concerns identified through the preliminary review process are appropriately and

completely addressed through final design.
David
DAVIO H. GHMSTAD

COUNTY ROAD SUPERVISOR
RAVALLI COUNMTY, MONTANA

From: Cindy Kuns [maiito:CKuns@wgmgroup.com)]
Sent: Monday, May 12, 2008 11:11 AM

To: David Ohnstad

Subject: Brooks Hotel

Our office has completed the preliminary review for the above-referenced project. Please

find the completion memo attached. A hard copy with all referenced attachments will be
mailed.

Cindy Kuns

Project Assistant

P.0. Box 16027 » 3021 Paimer Streel
Misseula - Montana + 59808

E-mail: CKins@womaroun.com
408-728-4511 x125 - FAX: 406-728-2476

THED AV WOMQIouD. com
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DATE: May 12, 2008

TO: David Ohnstad, Ravalli County Road & Bridge Department

FROM: Jonathan L. Gass, P.E.

RE: Brooks Hotel Preliminary Review Completion

On behalf of the Ravalli County Road and Bridge Department (RCRBD), we have
completed our preliminary review of the above-referenced project. Adequate road,
grading, and drainage information has been submitted for the project. If the RCRBD is

in concurrence with our review, please forward this letter to the design engineer and the
Planning Department.

Preliminary comments were sent to the design engineer in accordance with Steps 6 and
7 of the RCRBD's Schedule of Activities. We are now sending this letter to your office

in accordance with Step 8 of the RCRBD’s Schedule of Activities to complete our
preliminary review of the project.

We have included a copy of the following with this letter:

WGM email, dated 3/21/08

Design engineer information submittal, sent 3/25/08
WGM memo, dated 4/18/08

Design engineer email, dated 4/22/08
WGM email, dated 5/6/08

Design engineer emalil, dated 5/6/08

oz

This review is based on the 2004 version of the AASHTO Geometric Design of
Highways and Streets, the 2001 version of the AASHTO Guidelines for Geometric

Design of Very Low-Volume Local Roads {ADT<400), and the Ravalli County
Subdivision Regulations.

Review of the plans and reports are limited to general conformance with the Ravalli
County Subdivision Regulations in place at the time the subdivision application was
submitted. This is not a complete or comprehensive review of the design assumptions
or conclusions of the design professional who submitted the plans and reports. A final

set of construction plans will need to be submitted by the developer for review by the
RCRBD prior to beginning construction.

Thank you for the opportunity to work with the Ravalli County Road Department. |f you
have any questions, please contact our office.

1
3021 PacwmEd STRIET 0 RO Box 16027 ¢ Migsoura, T 39H03-&027
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Tristan Riddell

From: David Ohnstad

Sent:  Tuesday, April 22, 2008 3:53 PM
To: ‘John C Horat'

Cc: Tristan Riddell

Subject: RE: Brooks Hotel, Lot 6-A, AP

Improvements to Willow Creek Road west of the canal bridge to SR269 would be considered incidental and would
not require an assessment for this project.

We will accept Brooks Avenue as a "standard” roadway with crack sealing and the placement of a BST.

From: John C Horat [mailto:john@brengineer.myrf.net]
Sent: Monday, April 21, 2008 4:57 PM

To: David Ohnstad

Cc: Tristan Riddell

Subject: Brooks Hotel, Lot 6-A, AP

Hi David,

The Planning Department has asked about two issues on the abave project.
-Pro-rata road coniributions. Are they required for ihis section that intersects just west of the canal?
-Based on our discussions, it was my understanding that the existing Brooks Avenue could be considered county

standards if crack sealing was conducted down the center of the road in addition to conducting a chip seal layer
over the pavement.

Thanks in advance for your reponse io these issues.

John C, Horat, PE
1180 Eastside Highway
Corvallis, MT 59828
406 961-5634

fax 1-866-856-3688

EXHIBIT A-2
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Tristan Riddell

From: James Knapp {jknapp@coarvallisfire.com]
Sent:  Monday, February 23, 2008 7:48 PM
To: Tristan Riddel!

Cc: cvid@cybernett.com
Subject: brooks hotel lot 6-a

I have no objections to the proposed variance request in the Brooks Hotel Lot 6-A major subdivision and variance
request.

If you need further please call me.
Fire Chief
Jim Knapp

Cell# 360-4371

EXHIBIT A-3
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RECEIVED

JUN 0 2 2008

(08D —T71
Ravalli County Flanning Dept.

CORVALLIS RURAL FIRE DISTRICT
PO BOX 13
CORVALLIS, MT 59828
(406) 961-4432

May 29, 2008

Planning Department
215 South 4™ Street; Suite F
Hamilton, MT 58840

Re: Corvallis Rural Fire District/Subdivision Fees

To Whom It May Ceoncern:

Enclosed please find a copy of our Resolution No, 08-04. After review of our actual expenses
for hydrants, water tenders, and water suppiies since inception of the subdivision fees, we have
determined that we have spent over $900.00 a lot for water supply. The Corvallis Rural Fire
District has adopted Resolution 08-04 effective immediately and asks that you please change
your documentation requesting $500.00 a ot to $900.00 a lot in lieu of a water source,

Thank you,

Chief James Knapp

Corvallis Rural Fire District
(406) 360-4371

EXHIBIT A -4



CORVALLIS RURAL FIRE DISTRICT
PO BOX 13
CORVALLIS, MT 59828

RESOLUTION # 08-04

A RESOLUTION OF THE BOARD OF TRUSTEES OF THE CORVALLIS RURAL FIRE
DISTRICT RELATING TO INCREASING SUBDIVISION FEES FOR WATER SUPPLIES:

WHEREAS, the district has imposed a fee for subdivisions without water sysiems so the district
is able to purchase water carrying firefighting apparatus or develop water supplies; and,

WHEREAS, when estéblishing the réquiréments, emphasis was given to the Uniform Fire code,
Arficles 9 and 10, and Appendix [11-S, the Ravalli County Subdivision Regulations, the Ravalli

County Reoad Department standards, and the 1993 Fire Protection Guidelines for Wildland
Residential interface Development; and,

WHEREAS, in order for the Corvallis Rural Fire District to be properly equipped to protect life
and propeity of the residents of the district, as well as the personnel who are called upon to
protect the district, and to mitigate harm to the public health and environment; and

WHEREAS, the district has tracked expenditures for water carrying firefighting apparatus and
developing water supply and feels the current subdivision fee is not adequate.

THEREFOR BE IT RESOLVED BY THE BOARD OF TRUSTEES THAT:

The Corvaliis Rural Fire District has raised the re

quired subdivision fee to $900.00 per lot
effective immediately.

PAS

D AND APPROVED THIS Q: \ o DAY OF m QMO/ 2008,
| | ¢ 7 / o
// o [ &=




CORVALLIS RURAL FIRE DISTRICT
PO BOX 13
CORVALLIS, MT 59828
(406) 961-4432

June 18, 2008

Planning Department/Ravalii County Commissioners
215 South 4™ Street; Suite F

Hamilion, MT 59840

Via E-mail

Re: Corvallis Rural Fire District/Subdivision Fees

Carlotta Grandstaff,

Enclosed please find a copy of the spreadsheet we used to analyze our walter expenses since
the inception of subdivision fees. As you know, these fees are in lieu of water. Our analysis

shows actual expenses and revenligs which would back-up the increase imourfeer — 7~

The Corvallis Rural Fire District future plans entail creafing 5 new fill sites and purchasing 2
more water tenders. Each site will cost $35,000.00 - $40,000.00, and each water tender will be

in the $150,000.00 range. 1f we accomplish these goais in the next 10 years, it would take over
500 lots at $900 a lot to help pay for this.

The Corvallis Rural Fire District is committed to being consistent with the standards for
development county wide, but financial impact will vary from one district to another and sach
district needs fo determine what thair per lot fee needs to be. One thing unique to Corvallis is

that the Corvallis Rural Fire District owns and maintains our-own hydrant system for the town.
This increase in fee will bs for our district only.

If this fee Is more money than developers are willing to pay, we are always willing to accept the

developer installing a water system that meets the water supply requiremants per NFPA 1,
Chapter 18. '

Hopefully this takes care of any questions you may have.

Thank you,

Chief James Knapp
Corvallis Rural Fire District
(406) 360-4371



CORVALLIS RURAL FIRE DISTRICT

SUBDIVISION FEES ANALYSIS
#LOTS
SUBDIVISION REVENUES 2004 - 5/7/08 $ 60,00000 160
EXPENSES TOWARDS WATER: AMOUNT __ DATE _ DESCRIPTON
GASVODA CONSTRUCTION § 450324 2004 HYDRANT EXPANSION
HYDRANT REPAIR $ 419500 2006 HYDRANT REPAIR
PAYMENTS ON 5020 2004 - PAYOFF $ 101,967.39

FILL SITE - STATION 2
TOTAL EXPENDITURES

PER LOT EXPENSE
FUTURE WATER EXPENSES:
FILL SITES
APRARATUS (WATER TENDERS)
TOTAL FUTURE EXPENSES

# OF LOTS AT $900.00/LOT

$ 145,621.97

& 910.14

KENWORTH 2003 (WATER TENDER)

§ 34,866.34 2008-2007 FiLL SITE STATION 2

$ 200,000,00 (5 @ $40,000.00)

§ 500,000.00

558

$ 300,000.00 (2 @ $150,000)
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FIRE PROTECTION STANDARDS

The following Fire Protection Standards were adopted on September 6, 2005.

The Hamilton Rurat Fire District has established the Fire Protection Standards for
proposed new subdivisions within the district. The requirements were established with
consideration for the life and safety of the residents of the district, as well as the

volunteer firemen who protect the district, and to mitigate possible harm to the general
public.

In establishing the requiremenis, emphasis was given to the NFPA 1, Chapter 18, The
Ravalli County Subdivision Regulations, The Ravalli County Road Department
Standards, and the 1993 ire Protection Guidelines for Wildland Residential Interface
Development. These Publications and Articles establish rules for dealing with fire
apparatus access roads, fire department access to buildings, water supplies for fire
protection, installation and maintenance of fire - protection systems and clearance of
brush and vegetative growth from roadways.

Consideration was also given io Section 23.7.105 Administrative Rules of Montana,
which is adopted pursuant to authority of 50-3-102 (2) and 50-3-103, MCA, which
incorporates by reference the NFPA 1, Chapter 18, and establishes a minimum fice
prevention code for Montana.

Every effort has been made to use words and phrases consistent with the definitions given
in the above-mentioned publications.

ACCESS ROADS

The Fire District requires that all roads and bridges meet or exceed, and are maintained
to, the requirements of the NFPA. 1, Chapter 18, which reads in part:

18.2.2.3.1 Required Access. Fire Apparatus access roads shall be provided for every
facility, building or portion of a building hereafter constructed or moved into or within
the jurisdiction when any portion of the facility or any portion of an exterior wall of the
first story of the building is located more than 150 feet (45720 mm) from fire apparatus
access as measured by an approved route around the exterior of the building or facility.

EXHIBIT A-5




18.2.2.5.1 Dimensions. Fire apparatus access roads shall have an unobstructed travel
surface not less than 22-feet in width, which may included a two foot shoulder on each

side of an 18-foot wide travel surface, and an unobstructed vertical clearance of not less
than 13 feet 6 inches (4115 mm).

18.2.2.5.2 Surface. Fire apparatus access roads shall be designed and maintamed to

support the imposed loads of fire apparatus and shall be provided with a surface 50 as to
provide all-weather driving capabilities.

18.2.2.5.6 Grade. The gradient for a fire apparatus access road shall not exceed the
maximum approved by the fire chief. The Chief accepts the Resolution approved by the

Board of County Commissioners of Ravalli County which sets the maximum acceptable
road grade at ten percent (10%).

EXCEPTIONS: 1. When buildings are completely protected with an approved

automatic sprinkler system, the provisions of NFPA 1, Chapter 18, may be modified by
the Fire Chief,

While not all paris of the NFPA 1 are listed above it is the responsibility of the
Suhdivision Developer to construct and maintain all fire apparatus access roads to
comply with all aspects of the NFPA 1 and Ravalli County Standards.

SPECIFIC REQUIREMENTS:
The Fire District requests that all lots (premises) meet the reguirements of NFPA 1,
Section 18.2.2.5.7 as soon as construction begins with a temporary or permanent address

posted at the premises driveway and upon occupancy with a permanent address posted in
accordance with the above NFPA 1.

BUILDING STANDARDS

The Fire District will request that all buildings be built to IRBC codes in order to protect

persons and property, and that all subdivisions shall be planned, designed, constructed
and maintained so as to minimize the risk of fire and to permit effective and efficient
suppression of fires.

WATER SUPPLY

The water supply required by the NFPA 1 for one or two family dwellings, not exceeding
3,600 square feet, requires a flow rate of 1,000 GP.M. The code does not specily the
duration of flow for one and two family dwellings, however the Fire Protection
Guidelines for Wildland Residential Interface Developinent and the Ravalli County
Subdivision Regulations list the minimum water supply of 2,500 gallons per lot, or 1,000
gallons per minute flow from municipal water systems.

2




In order to obtain and maintain a Class 5 ISO rating, the Hamilton Volunteer Fire
Department is required to flow 500 gallons and maintain this flow for 120 minutes. By
ISO standards this is usually sufficient to protect single-family dwellings with adequate
spacing between structures. ISO uses the following flow rates, from their Guide for
Determination of Needed Fire Flow, Chapter 7, when considering adequate coverage for
density:

Distance Between Buildings Needed Fire Flow
More than 100 500 gpm
31 - 1002 750 gpm
11-30° . 1,000 gpm
10° or less 1,500 gpm

The Hamilton Rural Fire District will use these fire flows for all subdivisions of single-
family dwellings with Jess than 10 lots. All developments of single-family dwellings with
10 or more lots require a minimum of 1,000 gallons per minute. All commercial,
industrial, or multi-family dwellings requiring higher fire flows will have to be
engineered by the developer to determine needed fire flows.

Any development in the rural area, with density requiring more than the 500 gallons per

minute being supplied by the Hamilion Volunteer Fire Department, will be requested to

supply the difference. The water supply installation, upkeep and maintenance will be the
responsibility of the Subdivision, pursuant to NFPA. 1, Section 18.3.5.

The Fire District realizes the financial burden of installing and maintaining a water

supply and or storage tanks capable of providing the required water flows and is willing
to accept a voluntary contribution payment of $500.00 (Five Hundred Dollars) per lot, in
lieu of the water supply required by the NFPA 1. Payment of $500.00 per lot will be due
upon approval of the subdivision. The Fire District will use funds paid in lieu of the water
supply required by the NFPA 1 to maintain or improve fire protection within the district,
for the development of water supplies, or capifal improvements.

EXCEPTIONS: 1. When all buildings in the subdivision are completely protected with
an approved automatic sprinkler system, the above listed water supply and in lieu of
payment schedule may be reduced by 50% (fifty percent). The Subdivision Covenants
must state that "All residences constructed within the subdivision will be protected with
an approved automatic sprinkler system.” Payment for the reduced amount of $250.00
per lot will be accepted at the time the Subdivision is approved. If at any time any
residence is built within the subdivision without an approved sprinkler system, all lots
will be subject to an additional $250.00 payment, regardless of whether they have
sprinklers in residences located on them or not.




February 18, 2009

Ravalli County Commissioners
215 S 4™ Street Suite A
Hamilton MT 59840

February 18, 2009

Dear Cornmissioners:

On February 17, 2009, the Corvallis School Board passed a motion requesting that
Ravalli County institute a $4,000 school impact fee for the Corvallis School District,
with the full amount to initially be phased in over & years. Enclosed is the Impact Fee
Study prepared by TischlerBise, which documents and quantifies the impact of new
residential construction on the capital needs of the Corvallis School District. 1f you
have any questions, don't hesitate to contact me at 961-4211.

Sincerely

Daniel B. Sybrant
Superintendent
Corvallis School District

Cc Corvallis School Board
Ravalli County Impact Fee Advisory Committee — Attention John Meakin
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Year 2007-200B

Budget Per Pupil/Tax Levy Per Pupil

Tofal Students

Budget October Budget

School Count Per Pupil
Caorvallis 0,248,716 1,413 8,544
Stevensville Elem 4,313,675 615 7.014
Stevensvilie HS 3,844,872 426 9,026
Hamilion 10,696,135 1,616 6,619
Victor 2,354,712 349 8,747
Darby 3,948,507 435 5,008
Lone Rock Elem 2,010,732 304 6,680
Florence 6,004,225 868 6,686

NOTE: 1. This does nof include any federal funds or budget for federal programs. This makes
these figures reflect budget and revenue only from state, county and local sources.

Tax Levy Total Tax Levy
Total Tax  Students County &  Per Pupil Per Pupil TaxLlevy PerPupil
Except October State Exc Total Tax Inc inc
School Capital Count Levy* Capital = Capital Capital Capital Capital

Corvallis 1,894,368 1,413 941,511 2,007 166,126 117.67 3,002,005 2,125

Stevensville Elem 1,077,017 615 412,448 2,422 120,541 196,00 1,610,008 2,618

Stavensviile HS 818,794 426 329,287 2,695 1,148,081 2,695

Hamitton 2,714,396 . 1,618 1,050,013 2,329 902,210 562.63 4,673,619 2,852

Victor 468,182 349 202,864 1,923 297,013 851.04 958,066 2774

Darby 1,022,738 435 371,211 3,204 0.00 1,393,849 3,204

Lone Rock Elem 432,039 301 223,020 2,179 102,211 339.57 758,170 2,519
Florence 898 776,153 2,235 24,542 27.33 2,085,114

1 27,419
NOTE: * County levied Retj ement and Transportation

EXHIBIT A-7
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June 8, 2007
To: County Planning Office
Subject: Mail Delivery Options for New Subdivisions

The US Postal Service would iike 1o pariner with your courity in preliminary planning for new
subdivisions. We are looking for methods to ensure mail delivery is avaifable to cuslomers on day
one of occupancy in a new development. We are asking for your help to make sure we have a
consistent zpprosch across the state. Developers have approached us suggesting that mail delivery

plansfrequirements be included with the original applications to the county for plat approval. We think
this is 2 wonderiul idea.

Wotsid your county be able 10 incorporaie ihe following US Fostal Service requirements inio your plat
applications?

. Cenlratized Delivery is lhe method of delivery for all subdivisions and/or
developments including commercial developments,

« Developers/owners should contact their local Post Office beiore making plans for the
location of centralized delivery. Loczlions for Centralized Delivery insiailation are
determined by the US Poslal Service or by mutual agreement.

+  The purchase of Caollection Box Units (CBU's) is the responsibility of the developer or
owner(s). A current list of aulhorized manufacturers is ailached.

+  The attached oulines congcrete pad specifications for CBU piacement.
We have had incredible success in other Montana counties by combining planning requirerments into
the initial plat applicafions and loak forward to the continued success with your county. This process

has made it much easier for developers, owners, and residents to quickly and easity obtain mall
delivery.

Plezse contact me at 406-657-57 10 or al the sddress below with any queslions you may have in
regards o new growth policies of the US Postal Service within our Big Sky District,

Sincerely,

Mike Wyrwas
Growth Management Coordinator
Big Sky Dislrict

341 S 26™ STREET
SuLnGs, MT 59101-8334
FHoNE 406-657-5710

EXHIBIT A-8
EMAL WKE WYRVAS@USPS.GOV




; (: (- Page 1 of 2

Randy Fifrick

From: Wyrwas, Mike - Billings, MT [mike wyrwas@usps.goy]
Sent:  Friday, June 29, 2007 9:26 AM

To: Randy Fifrick

Subject: RE: Mail Delivery Options for New Subdivsions

Randy:

We are on the same page in regards to mail delivery options for new subdivisions, with the following
exceptions:

1} If a subdivision has less than eight (8) lots, centralized delivery may be required if the entrance
to a subdivision 1s a private road or the local post office feels that 2 CBU is more efficient than a
row of rural mail boxes.

3) CBU units do not have fo be installed prior to final plat approval. They can be installed after
final plat approval as long as the locations are approved by the local post office.

If situations do occur where your department does not review some building projects, please direct any
questions regarding mail delivery to the local Postmaster.

Thanks for your attention fo owr mail delivery options.

Milke Wyrwas
Operations Programs Support

————— Original Massage-—--

From: Randy Fifrick [mailto:iifrick@ravallicounty.mt.gov]
Sent: Tuesday, June 26, 2007 B:55 AM

To: Wyrwas, Mike - Billings, MT

Subject: Mail Delivery Options for New Subdivsions

Hi Mike,

i discussad our conversation on June 26th and your letter dated June 8th with the rest of the Planning
Department. | just wanted te confirm that we are on the same page as to the mail delivery options for new

subdivisions. Following is a list of items the Planning Depariment should request or require from
developers:

1) Centralized Delivery should be required for subdivisions of eight or more fots, including
commercial subdivisions.
2} Developers/owners should submit plans for Coliection Box Units (CBUs), including the
locations, to their local post office. Locations for centralized delivery installation should be
approved by the US Postal Service.
3) The purchase of the Collection Box Unils (CBU's) is the responsmlhty of the developer or
owner. The units should be installed by the developer prior to final plat approval,

Please be advised that certajn situations do not require subdivision review so the projects never come
through the Planning Department Multi-unit commercial buiidings construcied on one lof (strip mall, ete)

do not require subdivision review if the units are structurally attached and will be rented/lease (not soid as
condominiums).

ﬁ/’)Q/’?ﬂﬂz_
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Tristan Riddell

From: lLea Jordan

Sent: Tuesday, Aprit 01, 2008 1:28 PM

To: Karen Mahar; Karen Hughes, Renee Leman
Subject: FW: Updated PM2.5 Data Review

Attachments: PM25_NAAQS_MT_Review_Mar_2008.doc

Dear Interested Party:

The Montana Department of Environmental Quality (DEQ) has reviewed the PM2.5 (particulate matter
<= 2.5 micron) data collected in 2007 and incorporated it into the PM2.5 dataset from the previous three
years (2004-2006). As part of that analysis, DEQ identified several communities that continue to
experience poor air quality during certain time periods each year, Those communities are located in the
following counties: Lincoln, Missoula, Silver Bow, Ravalli, Gallatin, Lewis & Clark, Flathead, Sanders,
Yellowstone and Cascade. Attached is a document summarizing some of the issues with the revised
particulate matter (PM) National Ambient Air Quality Standards (NAAQS) and PM data for several
Montana communiiies. This document is also available on the DEQ website under the What's New
section of the Air Quality Information page (http:/deq.mt.gov/AirQuality/AQinfo.asp).

As required by the Federal Clean Air Act and based on ambient air monitoring data collected in 2004,
2005 and 20006, DEQ in December 2007 notified EPA as to which Montana communities were not
complying with the PM NAAQS. EPA will review Montana's submittat and our latest air monitoring
data as 1t becomes available before making a decision on which communities are in violation of the
federal standards. In the future for those Montana communities found in violation of any NAAQS,
federally enforceable control plans must be submitted to EPA for their approval. In a proactive attempt,
DEQ wants to work with local air poliution control agencies, the regulated community, and other
interested parties to identity and control sources of particulate matter air pollution. DEQ representatives
are willing to meet with interested parties in their communities at mutually agreed upon dates and times.
In addition to the PM NAAQS discussion, other air quality topics of interest could be discussed, If
interested, please contact myself or Bob Habeck (bhabeck@mt.gov or 444-7305) to schedule a meeting.

As part of the annual air quality data review process, DEQ will hold a public meeting to discuss the
future direction of Montana's ambient air monitoring network. That meeting will be held on
Wednesday, 19 March 2007 from 8:30 A.M. to 12:30 P.M. The meeting location is the Middle

Commission Room in the Fish, Wildlife & Parks building at the 1420 East 6th Avenue in Helena. If
you need further directions or other information, please contact me.

Thank you for your interest in protecting Montana’s clean air resource.

Robert K. Jeffrey

Air Quality Specialist

Air Resources Management Bureau
MT Dept. of Environmental Quality
(406) 444-5280; fax 444-1499
Email: rjeffrey@mt.gov

EXHIBIT A -9
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'CORVALLIS COUNTY SEWER DISTRICT .
P.0. BOX 134
CORVALLIS, MONTANA 59828

Bodard President: Mr, Charles Mcitee 961-5117

District Engineer: Mr. Roger De Faar 961-3953
District Manager: Mr, Steve Mosbruter 3704832

District Clerk: Ms. Lyndi Henson 9614136 -

LETTER OF ACCEPTANCE for SEWER CONNECTION
AMENDMENT OF PREVIOUS APPROVAL

" Date: November 23, 2005 -

To: Mr. Russ Hunt Copy to: Mr. John Horat, P.E.
448 Quast Lane Bitterroot Engineering
Corvallis, Montana 59828 1180 Eastside Highway
FPhone: 961-8479 - . ~ Corvallis, Montana 59828

Re: Amendment of approval of Lot 6-A in Brooks Hotel Subdivision, Amended Plat
Lots 3,4,5,6, and 7

At their regular meeting of Tuesday November 13, 2005 the Board of the Corvallis Sewer
District reviewed and approved your proposal for allowing additional connections to the District
facilities for Lot 6-A in the above named project. The Board has determined that there is
currently capamty availablé in the systemn for the project.and that it meets the District

tequirements for-connéciion. “Fherefore;. the Board has appmved ’{he proposai pr0v1ded that the -
followmg condltxons are met

PRO.]ECT DESCRIPTION

1. The project will consist of 8 (eight)} additional living units on lot 6-A, to tesult in a maxjmum
of 14 living units on the lot.

2. The previous amendment from our letter of February 1, 2005 converted the existing 8 lotall
commercial development to a 13 lot development with 3 commercial lots and 10 residential
lots. The amended plat approved May 18, 2005 converted the 10 residential lots back to 7
{seven) lots. Lots 1, 2 and 8 were previously soid to different owners for commercial use.
Lots 3A, 4A, 5A and 7A remain at 0.5 acres each, and lot 6-A is 3.35 acres.

3. This current amendment witl convert lot 6-A-to residential condominium use with a
maximum of 14 units on the lot. -

4. The condominium units will have an average size of rough_‘\y 1,500 square feet each, with
two or three bedroom, single-family residential arrangement,

The existing lot 6-A has two 20 fi. wide sewer easements crossing it, one to the west and one

to the south, and 25 ft “no build” zones aJong hoth Willow Creek and Corvallis Canal.

C E‘H' RAL CO"«]’DITIONS

1 T be exact layout of the proposed buildings, water system, and sewer services must be
_ nzpprcwecl by tbc Dlstnct Engmeer puor to constructlon Each scpa.rate busldmg, which may

Page 1 of 3
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contain mulnple condominium unifs, must have zts own sewer service line desi gned with
appropriate size, grade, layout, and cleaning ports.

Property owner must submit a legal description of the property and proof of ownership, such
as a notarized statement by the County Clerk and Recorder, or other legal document.

Prior to construction, the property owner must submit to the District a scale drawing of the
final lot layout of the project. This layout must show the size and location of all buildings, all
access routes, and existing sewer lines and manholes with depth indicated. It must show
proposed sewer services with size and grade indicated, proposed or existing wells and water
lines with well capacity and line diameters indicated, any irrigation ditches near the property,
and any other pertinent features of the lot or project. All proposed sewer cleanouts must be
shown.

The owner must submit to the District a letter from the County Sanitarian that the pr oposed
water system, lot size, and lot layout meets all County and State regulations. This project

emendment does require review and approval by both Montana DE€) and Ravalli County -
Planning Departiment.

Proposed stmctures and service lines may not siraddle or cross any lot lines.

The owner must submit to the District a copy of property covenants or notarized letter of
agreement showing that all water and sewer lines on the property will be in no-build
easements at least 15 ft. wide.

By hooking into the Corvallis Sewer District, the owner and all subsequent residents agree to
abide by all District rules prohibiting discharge of harmfiil materiais to the sewer. These
harmful materials include, but are not limited to, stormwater, roof runoff, sub-surface

drainage, unpolluted industrial process water, or any sewage that contains toxic materials, or
viscous, fatty or solid materjals that would be harmful to the system.

INSTALLATION OF IMPROVEMENTS

1.

!\..J

All proposed water and sewer services must be installed in accordance with County and State-
regulations and the Uniform Plumbing Code. All plurabing inside a building must conform to
the Uniform Plumbing Code. Any building that will have drains lower than street elevation,
such as in a basement, must have a backwater valve.

Any sewer improvemnents that are intended to be given to the District for operation and
ownership must have detailed design plans prepared by a Professional Engineer and

. approved in writing by the District or their designated representative prior to construction.

Under normal conditions, the property owner is responsible for installing and maintaining the
sewer service from the building to the point where it enters the sewer main.

All sewer services shall be SDR 35 PVC pipe with rubber ring joints, except Schedule 40
PVC will be used to 10 feet outside the buijlding. The District will provide the connection
saddle, to be billed at cost to the owner. All pipes must be bedded in approved bedding
material. All renches must be compacted in accordance with Montana Public Works
Standard Specifications. Adequate cleanouts must be provided.

Installation of sewer services and connections to the sewer main must be done b} a licensed
and bonded Contractor and supervised by the Corvallis Sewer District General Manager. All
services and connections must be air tight and guaranteed by the Contractor for 2 years.
Should problems arise, the Dislrict may require an extension of the guarantee period.

The Contractor or Owner must file a permit application with the District at least 5 working

days prior fo installing a service or connection, and must notify the District Manager at least
48 hours prior to the connection of the service to the main.

Page 2 of 3
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7.

Prior to any excavation in a County owned street or alley (i.e. most streets in Corvallis) the
Owner must obtain a permit from the Ravalli County Road Department.

8. Any disturbance of streets, sidewalks, parkways or other public property during sewer

installation shall be restored to better than original conditions in accordance with Montana
Public Works Standard Specifications.

PAYMENT OF FEES

L.

2

The owner of this project amendment must pay a one-time connection fee to the Corvallis
Sewer District in the amount of $8,000 (eight thousand dollars). This fee is due and payable
within 30 days after approval of the subdivision by State and County agencies.

The connection fee is calculated as the sum of 8 (eight) additional living units within the
Sewer District at $1,000 per living unit.

In addition to the one time connection fee, the condominium association must pay the regular
monthly user charge for all of the condominium units. Upon completion of the sewer
connection of each living unit ot on the date two years from the date of final plat approval,
whichever comes first, each living unit must begin paying regular monthly fees.

If living units are not constructed within two years of that date, and the owner does not begin
payment of regular monthly fees, the owner will forfeit this approval to connect to the sewer
system. If at that time the owner does not respond to a waming letter to be sent by the
District, he will lose all rights and previously paid fees determined under this approval. After
that time, any re-application for connection will be considered thc same as any other new
application received by the District. .

APPROVAL AND ACCEPTANCE OF THE ABOVE DESCRIBED PROJECT, WITH THE

DESCRIBED FEES, CONDITIONS AND OBLIGATIONS LISTED ABOVE IS HEREBY
GRANTED:

CORVALLIS COUNTY SEWER DISTRICT

4. JOe Moo

_ Ro er W.De Haan., District Engineer
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SUBDIVISION APPLICATION F~CKET CHECKLIST - Water and Sanitatiors information Par MCA 76-3-522

dame of Subdivision: %ﬁo/@ﬁ /féfz"z, ) Lo7 &5, 57

Subdividar/Landowner Nama{s): Aol LU
Consultant Name: LS S e
Date Received: 5 +/%%c7 Sufficiency Review Due-'D__ate: g

iYss_ qu-‘,N;A. , L lem

__.j-‘\_d_cﬁ'f_ior:]'zi_l'i_. formation/Staff comments

proposad subdivisions that will include new water supply or wastewater facilities.

(1)Unless the land division is excludad from raview under 76-4-125{2}, the subdivider shall submit to the information listed belowfor

{aWicinity Map or Plan

7 Provide two copias of e following information with a check paid lo RCEHD for their $50.00 sufliciency review fee.

() The location, within 100 22t culside of the extariar properly
ling of the subdivision and on the proposad tals, of.

(A} flood plains

{B) surtace water features

(C) springs

(D) irrigation ditches

20 acres, proposed water welis and wastewaler treafment
systems

{F) for parcels less than 20 acres, mixing zones identified
as provided in subsection {1)(g};

{G) the representative drainfield site used for the: soil profile
descriglion as required under subsaclion {1){d)

(i) The Yocafion, within 500 feet outside of the exianar property
line of the subdivision, of public waler and sewer facilitizs

z {E} existing, previously approved, and, for parcels less than

{D) A description of the proposed subdivision's water supply
systems, storm water systems, solid waste disposal systems,
and wastewater treatment systems, including whether the water
supply and wastewater realmenl systems are individual, shared,
mutiple user, or public as those systems arz defined in rules

5 published by DEQ.

{€) A drawing of the conceptual lot layout 5l a scale no smaller
han 1" = 200" that shows all information raguired for a lal layoul
docurnant in nies adoptad by the DEQ pursuant o 76-4-104,

Page
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identified on the vicinity map, as provided in subseclion
{D(2)((G). nat compiies with siandards published by DEQ.

{iiy Demonstration thal the soil proile contains 3 minimurm of 4
fzel of variical separation distance batwaen (he bollom of the
permaable surface of the proposed wasigwater ireatment
system and a timiting layer.

(iii} In cases in which the soil profile or olher information
indicatas that ground water is within 7 feet of the natural ground
surface, evidence that the ground waler will nol excead the

minimum vertical separation distance prowided in subsection
{1)d¥ny.

[e) For new water supply systems, unless cisterns are
nroposed, evidence of adequate water availability:

(i) oblained from well logs or testing of onsile ot nearoy wells;

(ii} obtainad from information contained in published
hydrogeotogical reparis; OR

/\N\N\f\/\/\/\f\/\/—\/ S

(ii®) as othensise specified by rules adopted by DEQ pursuant to
76-4-104;

e

i

(f} Evidence of sufficient water quality in accordance with rules
adopted by DEQ pursuant to 76-4-104;

mm

(g) A prefiminary analysis of potential impacts to ground water |The prefiminary analysis may be based on currently
guality from new wastewater treatment systems, using as available information and must consider the effecis of
guidance sules adopted by the board of environmental review overiapping mixing zones from proposed and exisfing
pursuant fo 75-5-301 and 75-5-303 relaied to standard mixing zones [wastewater lreafment sysiems within and directly

for ground water, source specific mixing zones, and nonsignificant | adjacent to the subdivision. Instead of pedorming e
changes in water quality. preliminary analysis required under this subseciion
(1){g), the subdivider may perform a complete
nondegradation analysis in the same manner as is
required for an application fhat is reviewed under Tilie
76, chapter 4.

# _.ﬁr,._/,J/P //f:’)\

\\

e
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Planning Department

215 South 4™ Street, Suite F
Hamilton, MT 59840

Phone 406-375-6530

Fax 406-375-6531
planning@ravallicounty.mt.gov

0G-09-01-22

January 14, 2009

John Horat

Bitterroot Engineering & Design
1180 Eastside Hwy

Corvallis, MT 59828

RE:

Floodplain Analysis - Brooks Hotel Subdivision, Willow Creek

25" Setback from Willow Creek Amendment to Conditional Approval dated 1/2/2009
958 Brooks Lane, Corvallis, Sec. 4, T6N, R20W

Parcel #61980, Geocode #1468-04-2-01-45-0000

Dear Mr. Horat,

We have completed our review of the floodplain analysis according to Section 3-1-5 {a)(x!} of
the Ravalli County Subdivision Regulations for the abave proposed subdivision. Following
multiple discussions with Larry Schock, Regional Engineer for the Montana Department of
Natural Resources and Conservation (DNRC), we concur with his review of the methodology
used to calculate the 100-year flood and his suggestion that the method provides a
‘reasonable” representation of the 100-year floodplain for this reach of Willow Creek. To
mitigate the impacts to public health and safety, agriculiural water user facilities and to

minimize the effects of development on the natural environment, we recommend the following
conditions:

1. In an effort to protect property owners and mitigate future flood losses, a 25 foot setback
(no build/aiteration zone) should be established extending horizontally from both sides
of the modeled/catcuiated 100-year floodplain for Willow Creek. The no build/alteration
zone should also be inclusive of the modeled/calculated floodplain and the creek. (A 50
foot setback was originally recommended on January 2, 2009 by the Ravalli
County Floodpiain Administrator in effort to maintain consistency with the
previous Brooks Hotel Subdivision final plat setback distance recorded on
August 22, 2003. In light of new information provided by Russell Hunt, the
recommendation has been amended to be consistent with the Board of County
Commissioner’s action on November 6, 2003 which modified the sethack distance
to 25 feet.)

2. The 30 foot easement from the centerline of the Surprise Ditch as identified by Bitterroot
Engineering & Design shouid also be delineated as a no build/alteration zone to
address the uncertainties associated with flooding from the ditch. This no
build/alteration zone should exempt any ditch maintenance and/or repair activities.

3

. The lowest enclosed floor (including crawlspaces and basements) and mechanical

utilities of all proposed structures should be tocated a minimum of two (2) feet above the
modeled/calculated 100-year floodplain efevation or (21 feet above the highest adiacent
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grade (Whichever"s;,f-;-'higher). A benchmark should be ei,ﬁ,?olished within the proposed
subdivision so that landowners and contractors can confirm that the two (2) foot
elevation requirement has been met. (Please note that this two (2) foot elevation
requirement varies from the Board of County Commissioner’s November 6, 2003
elevation recommendation of one (1) foot. The Floodplain Administrator
maintains the two (2) foot elevation recommendation as the statewide minimum
standard fo elevate residential structures is two (2) feet and neighboring citizens
have complained of crawlspace flooding due to high groundwater in the area.)
Any culverts, roads and/or bridges constructed across drainages within or adjacent to
the proposed subdivision should be adequately sized and maintained to convey
floodwaters, avoid the obstruction of debris and ensure safe and dry access for property
OWRers or emergency services.

Although the proposed subdivision is not currently located within a FEMA-mapped
floodplain, it is strongly recommended that the property owners obtain flood insurance
since standard homeowner's insurance policies do not cover flood damages.

Consequently, the floodplain analysis for the proposed subdivision is conditionally approved
and all recommendations should be appropriately considered.

If you have any questions, please feel free to contact our office.

Sincerely, e
AN !j;&fm
\\/J) . __/z/l f]/) ] 9 - )
A gl -
l.aura Hendrix, CFM John Lavey
Ravalli County Floodplain Administrator Ravalli County Planning Director
Enclosure
Ce:

Russell Hunt



\\\ Montana Fushy,
2, ) Wildlife (R Parks

Region 2 Office

3201 Spurgin Road
Missoula, MT 59804-3099
406-542-5500

June 27, 2008

Tristan Riddell

Ravatli County Planning Department
2158S.4 St., Ste. F

Hamilton, MT 59840

Reference: Brooks Hotel, Lot 6-A (pt. Lot 2; R&G, Inc.)--Proposed major (7 lots on
3.35 acres) subdivision, Corvallis

Dear Mr. Riddell:

We have reviewed the topographic map and the portion of the preliminary plat for this
subdivision, and our comments follow.

Wildlife

Although the proposed subdivision is located just outside Corvallis, there are nearby agricultural
fields, and Willow Creek and its associated riparian areas form the western boundary. We
believe there is a general likelihood of human/wildlife interactions at this location. In particular,
wildlife such as white-tailed deer, fox, skunk, and magpie could be found in the area, as well as
an occasional black bear or possible mountain Hon. Numerous smatl mammal and bird species
would also be found nearby. We believe that “living with wildlife” issues should be conveyed as
part of the covenants to future residents in this subdivision, in order to help them deal with and
avoid potential wildlife issues. We have enclosed our recommended version of such covenants.

Willow Creek

From what we know at this point (without research into the issue), we believe Willow Creek
used to flow further north through Corvallis, but due to flooding was moved o where it is now.
We are not aware of any other channel that connects upper Willow Creek to the Bitterroot River.

Therefore, we believe this section of Willow Creek adjacent to this subdivision should be
protected.
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l. The centerline of Willow Creek appears to be the western boundary of this subdivision.
Although not specifically labeled as such, the plat appears to depict a 25-foot *no butld”
zone outward (eastward) from the center of Willow Creek. [n order to beiter protect
Willow Creek, we recommend that this subdivision have a 100-foot no-build zone from
the high-water mark on the east side of Willow Creek. Within the first 50-feet from the
creek (high-water mark) we recommend a buffer zone with more restrictions, allowing

only weed control, footpaths (i.e., non-motorized activities) and no riparian vegetation
disturbance.

2. We recommend requiring riparian covenants for this subdivision to control use of the
area next to Willow Creek, in order to preserve water quality and functionality of a
natural stream, and for protection of properties from eroding banks and possible flooding.

[ ]

Does this tand currently have water rights to Willow Creek? If “yes,” then will these
water rights be used by the subdivision, and if so, for what purposes? Water rights have a
specific beneficial use, and any current beneficial uses are likely for irrigation and/or
stock water rights for agriculture. [t would be erroneous to assume that these rights
would automatically be valid for other uses such as lawn and garden irrigation or
fishponds. Presence or absence of water rights to Willow Creek should probably be
addressed in the covenants. If no water rights exist for--or are not being transferred to--
the property, then the covenants should clearly state that water cannot be diverted from
the stream for any use, and that residents should consult with the Montana Department of
Natural Resources and Conservation for questions on water rights.

Thank you for providing the opportunity for FWP to comment on this subdivision.
Sincerely,
/s/ Mack Long

Mack Long
Regional Supervisor

ML/st
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Covenants for Brooks Hotel, Lot 6-A (R&G. Inc.) subdivision, recommended by Montana Fish,
Wildlife & Park; Missoula; June 27, 2008

Section _: Wildlife

Homeowners must accept the responsibility of living with wildlife and must be responsible for
protecting their vegetation from damage, confining their pets, and properly storing garbage, pet
food, livestock feed and other potential attractants. Homeowners must be aware of potential
problems associated with the presence of wildlife such as white-tailed, black bear, mountain lion,
coyote, fox, skunk, raccoon, and magpie. Please contact the Montana Fish, Wildlife & Parks
office in Missoula (3201 Spurgin Road, Missoula, MT 59804) for brochures that can help
homeowners “live with wildlife.” Alternatively, see FWP's web site at www.fwp.mt.eov.

The following covenants are designed to help minimize problems that homeowners could have

with wildlife, as well as helping homeowners protect themselves, their property and the wildlife
that Montanans valae.

a. Homeowners must be aware of the potential for vegetation damage by wildlife,
particularly from deer feeding on green lawns, gardens, flowers, ornamental shrubs and
trees in this subdivision. Homeowners should be prepared to take the responsibility to
plant non-palatable vegetation or protect their vegetation (fencing, netting, repellents) in
order to avoid problems. Also, consider landscaping with native vegetation that is less
likely to suffer extensive feeding damage by deer.

b. Gardens, fruit trees or orchards can attract wildlife such as bear and deer. Keep
produce and fruit picked and off the ground, because ripe or rotting fruit or organic
material can attract bears, skunks and other wildlife. To help keep wildlife such as deer
out of gardens, fences should be 8 feet or taller. The top rail should be made of

something other than wire to prevent wildlife from entanglement. Netting over gardens
can help deter birds from eating berries.

¢. Garbage must be stored in secure animal-resistant containers or indoors to avoid
altracting animals such as raccoon, black bear, and other wildlife. If stored indoors, it is

best not to set garbage cans out until the morning of garbage pickup; bring cans back
indoors by the end of the day.

d. Do not feed wildlife or offer supplements (including salt blocks), attractants, or bait for
deer, sheep or other wildlife, including during the winter. Feeding wildlife results in
unnatural concentrations of animals that could lead to overuse of vegetation and disease
transmission. Such actions unnecessarily accustom wild animals to humans, which can
be dangerous for both. It is against state law (MCA 87-3-130) to purposely or knowingly
attract bears with supplemental food attractants (any food, garbage, or other attractant for
game animals) or to provide supplemental feed attractants in a manner that results in “an
artificial concentration of game animals that may potentially contribute to the

transinission of disease or that constitutes a threat to public safety.” Also, homeowners
must be aware that deer can attract mountain lions to the area.
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Bears can be attracted to food smells associated with outdoor food storage; therefore,
freezers and refrigerators should not be placed outdoors on porches or in open garages ot
buildings. Ifa freezer/ refrigerator must be located outdoors, attempt to secure it against
potential bear entry by using a stout chain and padlock around the girth of the freezer.

Birdseed in bird feeders attracts bears. If used, bird feeders should: 1) be suspended a
minimum of 20 feet above ground level, 2) be at least 4 feet from any support poles or
points, and 3) should be designed with a catch plate located below the feeder and fixed
such that it collects the seed knocked off the feeder by feeding birds.

Pets must be confined to the house, in a fenced yard, or in an outdoor kennel area when
not under the direct control of the owner, and not be allowed to roam as they can chase
and kill big game and small birds and mammals. Keeping pets confined also helps
protect them from predatory wildlife. Under current state law it is iliegal for dogs to
chase hoofed game animals and the owner may also be held guilty (MCA 87-3-124).

Pet food and livestock feed must be stored indoors, in closed sheds or in bear-resistant
containers in order to avoid attracting wildlife such bears, mountain lion, skunk, and

raccoon. When feeding pets and livestock, do not leave food out overnight. Consider
feeding pets indoors so that wild animals do not learn to associate food with your home.

Barbecue grills should be stored indoors when not in use. Keep all portions of the
barbecues clean. Food spills and smells on and near the grill can attract bears and other
wildlife. (Due to the potential hazard of fire and explosion, propane cylinders for gas-
fueled grills should be disconnected and kept outdoors. Under no circumstances should
propane cylinders be stored indoors.)

Consider boundary fencing that is no higher than 3-1/2 feet (at the top rail) and no lower
than 18 inches (at the bottom rail) in order to facilitate wildlife movement. Barbed wire
fences are not allowed in this subdivision, and this should avoid animals such as deer

and/or elk becoming entangled in the wire or injuring themselves when trying to jump the
fence.

Compost piles can attract skunks and bears. If used they should be kept in wildlife-
resistant containers or structures. Compost piles should be limited to grass, leaves, and
garden clippings, and piles should be turned regularly, Adding lime can reduce smells
and help decomposition. Do not add food scraps. {Due to the potential fire hazard

assoclated with decomposition of organic materials, compost piles should be kept at least
10 feet from structures.)

Apiaries (bee hives) could attract bears in this area and should be avoided. (If used,
consult Montana Fish, Wildlife & Parks or the U.S. Fish & Wildlife Service for help in
planning and constructing an apiary system that will help deter bears.)

These wildlife covenants cannot be changed or eliminated without the concurrence of the
governing body (Ravalli County Commissioners).
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Section __: Riparian Area Use

On each side of Willow Creek is a 100-foot no-build setback (zone) from the high-water mark.
The first 50 feet outward from creek’s high water mark is additionally designated as a no-buitd,

no-development “buffer zone. " The following restrictions apply to the buffer zone and/or the
entire 100-foot no-build zone, as listed:

L

(8]

No building, no new roads or alteration is allowed in the buffer zone. Additionaily, no
buildings are allowed in the entire 100-foot no-build setback zone.

No motorized use 1s allowed in the buffer zone. Only foot traffic is allowed in the buffer
zone.

lt is illegal to modify the streambed or streambanks of a perennial stream without a “310"
permit (Montana Natural Streambed and Land Preservation Act). Any stream crossings
need to follow any and ali local and/or state regulations relative to bridge/culvert
construction matertals/methods. Certain other actions near a stream may require state

and/or federal permit(s). Contact the Bitterroot Conservation District office for further
information.

Do not cut or remove live or dead vegetation, particularly shrubs and trees from the
buffer zone. Wood (i.e., fatlen branches, downed trees) is an important part of fish
habitat and contributes significantly to overall stream health. Wood regularly causes bed
scour that creates pools where fish reside to feed and seek cover. Wood also stores
sediment that is used for spawning. Dead trees also function as important wildlife
nesting habitat. Exception: proper use of chemicals or other methods of control for

noxious weeds is allowed, and planting appropriate native riparian vegetation (trees,
shrubs) is allowed.

Do not plant lawns in the buffer zone. Leave or plant native vegetation as ground caver
as this avoids the use of fertilizers that contribute to water quality problems.

[n summary, allow riparian areas (the creek and its buffer zone) to remain undisturbed.
Do not modify them uniess such change would help return the area to a natural state.

These riparian covenants cannot be altered or eliminated without consent of the
governing body (county conunissioners).



May 29, 2008
~Re: Sensitive Species waiver, Brooks Hotel Lot 6-A Major Subdivision 0

Renee-

[ reviewed the Sensitive Species Wavier request prepared for the Brooks Hotel Lot 6-A
Major Subdivision on May 29, 2008. Montana Natural Herifage Program data indicated
that the only the Grey Wolf, Fringed Myotis, Townsend’s Big-Eared Bat, and Bull Trout
are located within the section. The waiver request states that the subject property does not
provide suitable habitat for the aforementioned species.

Based on the proximity to the community of Corvallis and the lack of suitable habitat for
the listed species, 1 would recommend granting of the waiver request.

Please find attached the waiver request from Russ Hunt and the MNHP data and map.
. Please review and provide comment.

Thank you-

Tristan
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To:  Ms. Karen Hughes/Ravalli Co. Planning Dept.
From: Mr. Russ Hunt

Re:  Sensitive species report waiver for AP Lot 6-A, Brooks Hotel
"Date: Aug. 14, 2007

Ms. Hughes,

A waiver from a sensitive species report for AP Lot 6-A, Brooks Hotel is requested, for the
following reasons respecting each indicated flora or fauna:

1) Fringed Myotis: As indicated by David Genter and Katharine Jurist of the Montana
Natural Heritage Program, conservation needs are mainly focused on protecting roosting
and hibernacula sites, none of which are present on this property.

2) Townsend’s Big-eared Bat: As for the Fringed Myotis, protection and preservation of
roosting sites (see FWP report) are primary, and consist mainly of caves and mines.

3) Bull trout: Indicated for Surprise Ditch and Willow Creek. This site is located in
Corvallis with relatively high density, accompanied by a creek setback. Impact from the
development of this property would not appear to significantly affect bull trout habitat

4) Gray wolf: Proximity to Corvallis would seem to negate any impact on wolves.

Yours,

Mr. Russ Hunt



RECEIVED

UL 0 1 2008
Sensitive Species Report for Bull Trout for Brooks Hotel, Lot 6-A, /-\F’,"J &

RParcel #61980 Ravall Gounty Planning Degt
Geocode 13-146804201450000 LC-08-077-97 ]

Prepared by Theresa Blazicevich
Log Cabin Environmental Consulting, LLC

The species of concemn report from the Montana Matural Heritage Program lists an
observation of Bull Trout in the Bitterroot River in Township 6 North, Range 20 West,
Appendix A. The report did not specify any observations of Bull Trout in Willow Craek.
A site visit to this property on June 16, 2008 revealed that the section of Willow Creek
near this property had limited riparian vegetation with mostly grass-lined banks. The
creek was high and muddy during the site visit.

It appears that Willow Creek is similar to other creeks in the Bilterroot Valiey where Bull
Trout are observed in the cooler, upper reaches of the drainage and not observed in the
lower reaches of the drainage. This is typical for this species that prefers cold water
with low sediment levels. Also, many of the drainages have barriers that do not allow
the fish to migrate upstream from the river. Bull Trout have been found in the upper
reaches of Willow Creek on Forest Service property and immediately downstream of
Forest Service property and have not been observed in the lower reaches of the
drainage, personal communication with Chris Clancy, Montana Fish, Wildlife and Parks,
June 23, 2008, and the US Forest Service, June 18, 2008, Bull Trout were not found at
the Teller Wildlife Refuge downstream of this property, persanal communication with
Chris Clancy. Therefore, it appears that the portion of Willow Creek near this property
does nat provide suitable habitat for Bull Trout.

As with any creek, adequate sethacks should be maintained to allow establishment of
riparian vegetation and provide a buffer along Willow Creek to maintain and improve
water quality.

A vicinity map is attached, Appendix B. An aerial photo ¢f the property, showing the

location of the creek, is attached, Appendix C. The resume of the biologist that
prepared the report is also inciuded, Appendix D.
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